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CLEVELAND TOWNSHIP  

ZONING ORDINANCE  
 

(As amended) 

 

 

 

 

An Ordinance in the Township of Cleveland, County of Leelanau, to establish land use and 

building occupancy districts; to govern nonconforming land uses and building occupancy; to 

establish the office of Zoning Administrator and a Board of Appeals, and to define their respective 

duties and authority for the administration of this Ordinance; to define certain terms used herein; to 

provide for the enforcement and to impose penalties for violation of this Ordinance. 

 

An Ordinance enacted pursuant to P.A. 184 of 1943, as amended, (being the Township Zoning Act, 

M.C.L. 125.271, et seq).  The continued administration of this Ordinance, amendments to this 

Ordinance, and all other matters concerning operation of this ordinance shall be done pursuant to 

P.A. 110 of 2006, as amended, (being the Michigan Zoning Enabling Act, M.C.L. 125.3101, et 

seq). 

 

 

     Adopted: July 23, 2015 

 

Effective Date: December 15, 2020 
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Article I.  PREAMBLE  

 

Section 1.01 Title  

This Ordinance shall be known and may be cited as the "Cleveland Township Zoning Ordinance". 

 

Section 1.02 Purpose 

The purpose of this Ordinance is to promote the health, safety, convenience, comfort, prosperity 

and general welfare of the people of Cleveland Township, Leelanau County, Michigan; to 

encourage the most appropriate use of property, to conserve and stabilize the value of property; to 

prevent undue concentration of population; to lessen the congestion on public roads; to reduce 

hazards to life and property; to facilitate adequate provisions for utilities and facilities, such as 

transportation, sewage disposal, water supply, schools and other public requirements and to 

promote the orderly development of the agricultural, residential, commercial and recreational 

interests of the people of said Township. Nothing in this Ordinance is to be construed so as to 

discriminate against any person or persons on the basis of race, color, creed or national origin. 
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Article II.  LAND USE DISTRICTS 

 

Section 2.01 Districts 

For the purposes of this Ordinance, the Township of Cleveland is divided into nine (9) land use 

districts as follows: (a) Residential I (b) Residential II (c) Residential III (d) Commercial-Resort (e) 

Recreational (f) Business I (g) Business II (h) Agricultural (i) Governmental.  

 

Section 2.02 Maps 

 

The land use district into which each parcel of land in the Township is placed is shown on a zoning 

map which accompanies and is hereby made a part of this Ordinance. Said Maps, or an exact copy 

thereof, shall be available for examination at the office of the Township Clerk at all reasonable 

times, and shall be kept with the records of the Township Clerk. Unless otherwise stated, all land 

use district boundaries shown on said Map are intended to follow lot lines, or the center lines of 

roads, streets, or alleys as they existed on the date of enactment of this Ordinance, or section or 

section lines. 

 

The most recently reproduced copy of the official zoning map provided for herein shall be revised 

from time to time at the direction of the Township Board to reflect any change in land use districts 

as the result of amendments to this zoning ordinance or as the result of any other lawful action 

causing change, such as judicial decisions. A copy of the most recent map approved by the 

Township Board also shall be prominently displayed in the Township Hall. 

 

Section 2.02.1  The Zoning Map 

 

The zoning map, produced by the Leelanau County Planning and Community Development 

Department, and dated September 2012 as reviewed by the Cleveland Township Planning 

Commission and presented for public consideration, shall be the official zoning map.  

 (As amended by ordinance # 1 of 2013, effective date July 20, 2013) 

Section 2.03 Exact Location 

The Zoning Board of Appeals shall determine, when required, the exact location of land use district 

boundaries that otherwise may be in question.  
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Article III.  DEFINITIONS  

 

Section 3.01 Words Defined 

For the purpose of this Ordinance, unless the context requires otherwise, the following definitions 

shall be used in the interpretation of this Ordinance: 
(a) The word "shall" is mandatory, not discretionary. 

(b) The word "may" is permissive. 

(c) Words used in the present tense include the future tense. 

(d) The singular number includes the plural, and the plural, the singular. 

(e) The word "person" includes a firm, association, organization, trust, partnership, company, 

or corporation, as well as an individual. 

(f)  The word "occupied" and the word "used" shall be considered as though followed by the 
words, "or intended, arranged, or designed to be occupied or used". 

(g)  Any word(s) requiring special interpretation and/or not listed in this article shall be 

interpreted by the Cleveland Township Zoning Board of Appeals.   

Section 3.02 Accessory Building 

A subordinate structure located on the same lot as the main structure or use.   

 

Section 3.03 Accessory Use  

A use which is normally incidental to the main use of the premises.  

 

Section 3.04 Adult Foster Care Home  

A state licensed residential facility as that term is defined by the Michigan Zoning Enabling Act, 

public act 12 of 2008, as amended, [MCL 125.131, et seq] and as also defined in the Adult Foster 

Care Facility Licensing Act, Public Act 218 of 1979, as amended [MCL 400.701, et seq], and that 

is used for the care and supervision of six (6) or fewer persons under 24-hour supervision. 

 

Section 3.05 Agriculture  

The art and science of cultivating the ground for the production of crops (including forestry) and 

livestock.  

 

Section 3.06 Bed & Breakfast 

Primarily a family dwelling where lodging with or without meals is furnished on a paying basis to 

three or more persons who are not members of the family occupying and operating the premises.   

Section 3.07 Benefit, Recognizable and Substantial 

A clear benefit, both to the ultimate users of the property in question and to the community, which 

would reasonably be expected to accrue.  See section 4.18.d.  
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Section 3.08 Building 

Any structure, either temporary or permanent, having a roof, but shall not include temporary 

housing units. 

Section 3.09 Cabins 

Any building or similar structure which is maintained, offered or used for dwelling or sleeping 

quarters for transients, or for temporary residence, but shall not include what are commonly 

designated as hotels, lodgings, houses or tourist homes or motels.  

Section 3.10 Clinic  

An establishment where patients who are not lodged overnight, are admitted for examination and 

treatment by a state licensed/certified health care professional(s).  

Section 3.11 Collocation 

The use of a wireless telecommunications facility by more than one wireless communications 

provider. 

Section 3.12 Convenience Store 

A small store which typically sells a limited range of household goods and groceries. Such store 

may or may not sell gasoline. 

Section 3.13 Custom Assembly Operation 

A business where goods are made to order for individual customers, not on a mass-production 

scale. 

Section 3.14 Density 

Number of dwelling sites per number of acres. 

Section 3.15 Development 

Any improvement in the form of buildings or structures on any parcel of land.  

Section 3.16 Development Lot Area 

For use within the Residential District only, the area required for a mixed use development. 

Section 3.17 District  

A section or sections of the Township for which the zoning regulations governing the use of 

building and premises, the height of buildings, size of yards, and the intensity of use are uniform. 

Section 3.18 Driveway 

A passage along which vehicles or animals may be driven.  
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Section 3.19 Dwelling 

Any building or part thereof, occupied as the home, residence, or sleeping place of one or more 

persons either permanently or transiently, except automobile trailers, mobile homes or cabins. The 

building or part thereof shall provide complete independent living facilities for one or more 

persons, including, permanent provisions for living, sleeping, eating, cooking, well/water, and 

sanitation. 

Section 3.20 Dwelling Site 

The area wherein an Ag-Residential Lot has been established. 

Section 3.21 Erected 

A process which includes built, constructed, reconstructed, moved upon or any physical operations 

on the land required for the building, such as excavations, fill, drainage, etc. 

Section 3.22 Family 

An individual, or two (2) or more persons related by blood, marriage, or adoption, or a group not 

related by marriage and not exceeding two (2) adults plus offspring in number, occupying a 

premises and living as a single non-profit housekeeping unit, with single culinary facilities as 

distinguished from a group occupying a boarding house, lodge, hotel, club, fraternity, or similar 

dwelling intended for group usage. Any domestic servants residing on the premises shall be 

considered as part of the family. 

Section 3.23 Farm 

A tract of land, or any parcel of land amounting to ten (10) acres or more or such lesser size as may 

be determined by the Michigan Commission of Agriculture, if, devoted to agriculture for the 

production, use and/or sale of such crops; livestock; including among other things, the raising of 

domestic or other animals; chicken farms, fruit farms; forest and forest processing and sale of 

lumber, maple syrup, fuel and related products, grazing lands, and other things and uses not herein 

named, for which such lands are generally used.  

Section 3.24 Farm Buildings 

Any or all buildings, structures, or land uses required for the operation of a farm, including a 

dwelling unit if allowed per Section 9.04 and used exclusively for residential purposes; barns; 

poultry houses; silos; storage structures for hay, grains; vegetables, dairy products, fruit and other 

products produced; machinery, tools, and other accessory structures not specifically mentioned but 

needed for the proper and efficient operation of a farm. Any residential dwelling shall meet the size 

requirements of Residential II, as outlined in Section 5.06. 

(a) Farm Dwelling Unit 

The existing dwelling unit on a farm on the effective date of Section 9.04 (June 26, 1996). 

Or if none existed at the time, the first dwelling unit to be sited on ten or more acres. Any 

residential dwelling shall meet the requirements of Residential II, as outlined in Section 
5.06. 

(b) Non-farm Dwelling 

A dwelling unit erected on a lot which has been divided from the parent parcel of the farm 
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or vacant acreage in the Agricultural Zoning District as it existed on the effective date of 
Section 9.04 (June 26, 1996). 

Section 3.25 Garage, Commercial 

A building or portion thereof other than a private or storage garage, designed or used for equipping, 

servicing, repairing, hiring, selling or storing motor vehicles.  

Section 3.26 Garage, Private 

An enclosed building or semi-open carport designed for storage. 

Section 3.27 Gasoline Service Station 

A building or premises together with the necessary equipment used for direct retail sale of gasoline 

or other motor fuels, oils, or minor accessories, servicing and repair of motor vehicles, trailers, and 

boats. This definition shall also include the uses defined under Garage, Commercial.  

Section 3.28 Guest House 

An accessory building intended for occupancy by non-paying guests.  

Section 3.29 Highway 

Any public thoroughfare, except alleys, within Cleveland Township including federal, state and 

county roads. 

Section 3.30 Home Occupations 

Occupations engaged in a dwelling, garage and/or accessory building by the resident or residents of 

the same complying with the following conditions and limitations: 
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(a) are operated in their entirety within the dwelling, garage, and/or accessory building 

located on the premises, the space to be used therefore limited to 50% of the floor area of 

the principal dwelling; 

(b) are only conducted by the person or persons occupying the premises as their principal 
residence a major portion of each month; 

(c) the buildings used shall show no external evidence, other than a permitted sign, that they 

are being used for a home occupation; 

(d) the occupation conducted therein is clearly incidental and subordinate to the principal use 
of the premises for residential purposes; 

(e) no goods are sold from the premises which are not strictly incidental to the principal home 

occupation conducted therein; 

(f)  no occupation shall be conducted upon or from the premises which would constitute a 

nuisance to adjoining residents by reason of noise, smoke, odor, electrical disturbance, 

night lighting, or the creation of unreasonable traffic to the premises. Noise, smoke, odor, 

electrical disturbance or the source of lighting shall not be discernible beyond the 

boundaries of the property from which the occupation is conducted. 

(g) any such home occupation shall be subject to annual inspection by the Zoning 

Administrator of the Township, and may be terminated by order of such Administrator 

whenever the same fails to comply with the Zoning Ordinance; 

(h) the Zoning Administrator or the Zoning Board of Appeals shall have authority to 
determine whether or not a proposed use complies with the Zoning Ordinance.  

Section 3.31 Home Business 

Occupations engaged in a dwelling, garage, and/or accessory building within the Agricultural 

District that exceed the conditions and limitations of a Home Occupation, but that meet the 

requirements of Section 9.10. 

Section 3.32 Hotel (or Inn)  

A building where lodging with or without meals is furnished to transient or resident guests for 

compensation and containing more than four (4) sleeping accommodations and possibly having 

limited cooking facilities in any individual lodging, but wherein a restaurant may be located. 

Section 3.33 House ï Rooming 

Primarily a family dwelling where lodging with or without meals is furnished on a weekly, monthly 

or any paying basis to three or more persons who are not members of the family occupying and 

operating the premises, but not necessarily to anyone who may apply. 

Section 3.34 Industrial  

A building or structure housing a manufacturing process. 

Section 3.35 Junk 

Any type of waste material, refuse, or equipment which has not been put to an alternative useful 

purpose or which is no longer useful to the degree for which it was originally intended.  
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Section 3.36 Kennel 

A facility for boarding domestic household pets, including housing and connected runs. 

Section 3.37 Lattice Tower 

A support structure constructed of vertical metal struts and cross braces forming a triangular or 

square structure which often tapers from the foundation to the top. 

Section 3.38 Lodge 

A structure for use as a meeting place for members of private clubs, lodges, and other non-profit 

fraternal or religious organizations. 

Section 3.39 Lot  

An area of land with its own parcel number registered with the Leelanau County Register of Deeds, 

or which had been laid out by a registered surveyor prior to the effective date of this Ordinance 

(February 5, 2005) per section 5.9. 

 

Section 3.40 Lot: Ag -Residential 

A lot of less than 10 acres created under Section 9.04 from a parent parcel which may be used as a 

residential dwelling site. 

Section 3.41 Lot Area 

The measurement of a lot in square footage determined by the dimensions as stated in the legal 

description and/or land survey. 

Section 3.42 Lot Depth  

The distance between the front lot line and the rear lot line, measured from the midpoint of each 

line. 

Section 3.43 Mini -Storage Facilities 

A building or group of buildings in a controlled access or fenced area that contains individual 

compartmentalized and controlled access stalls or lockers for the storage of customer's goods or 

wares which are generally not used on a daily basis, including recreational vehicles and watercraft. 

Section 3.44 Mobile Home 

A structure, transportable in one (1) or more sections, which is built on a chassis and designed to be 

used as a dwelling with or without permanent foundation, when connected to the required utilities, 

and includes the plumbing, heating, air-conditioning, and electrical systems contained in the 

structure. 

Section 3.45 Monopole 

A type of mount that is self-supporting with a single shaft and securely anchored to a foundation. 

Section 3.46 Motel 

A building or group of buildings having units containing sleeping accommodations which are 

available for temporary occupancy. 
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Section 3.47 Multi -Family Dwelling 

A building or portion thereof containing two or more dwelling units and designed for, or occupied 

as, the home of two or more families living independently of each other. 

Section 3.48 Non-conforming Lot  

A parcel of land which does not conform to the dimensional requirement of the zoning district in 

which it is located, but that did meet the requirements of the zoning district prior to the adoption or 
amendment of this Ordinance. 

Section 3.49 Non-conforming Use 

Any activity conducted on a parcel of land that is NO longer an allowable use in said zoning 

district but that did meet the requirements of the zoning district prior to the adoption or amendment 

of this ordinance.  

Section 3.50 Non-conforming Structure 

A structure that does not conform to the requirements of the zoning district in which it is located 

but that did meet all of the requirements prior to adoption or amendment of this Ordinance.  

 

Section 3.51 Nuisance 

A condition, activity, or situation (such as a loud noise or foul odor) that interferes with the use or 

enjoyment of property; especially a non-transitory condition or persistent activity that either injures 

the physical condition of adjacent land or interferes with its use or with the enjoyment of easements 

on the land or of the public highways. 

Section 3.52 Nursing Home 

A state licensed facility for dependent persons who are provided with food, shelter and care for 

compensation 

 

Section 3.53 Open Space 

Natural or Landscaped areas without structures, except those structures exempt under Section 4.14 

and/or under Section 4.18 (f). 

Section 3.54 Parent Parcel 

The parcel of land as described on the property role and tax maps as of March 30, 1997, the 

effective date of the State 'Land Division Act' being March 31, 1997. To qualify for the creation of 

Ag-Residential Lots, the parent parcel must be at least 20 acres in size. An applicant may elect to 

treat contiguous tax parcels as one parent parcel. 

Section 3.55 Park 

Park is any non-commercial recreational area open to the public. 
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Section 3.56 Public Utility  

Any person, firm, corporation, municipal department or board, duly authorized to furnish and 

furnishing, under regulation, transportation, water, gas, electricity, communications, or sewage 

disposal and other services. 

Section 3.57 Restaurant 

A building where, for payment, meals are prepared, sold and served for consumption on or off the 

premises, but not to include drive through facilities, and deriving the major portion of its receipts 

from the sale of foods. 

Section 3.58 Restricted Space 

Area of land remaining in a parent parcel after the creation of Ag- Residential Lot(s). 

Section 3.59 Retail Stores 

A store, market or shop in which commodities are sold, or offered for sale, in small or large 

quantities to the public. 

Section 3.60 Roadside Stand 

Any accessory structure or building located along a public road, used or intended to be used solely 

for the purpose of the sale of products and situated upon lands used for agriculture. 

Section 3.61 Service Institutions 

A store, market or shop in which services are sold, or offered for sale, to the public such as, but not 

limited to: professional offices, real estate offices, barber and beauty shops, retail establishments, 

and small repair shops. 

Section 3.62 Setback Lines 

Lines established parallel to property lines to define areas within which no building or structure or 

any part thereof, shall be erected or permanently maintained. 

Section 3.63 Sign 

Any device, structure, fixture, placard or other object used for the display of any message. 

Section 3.64 Sign, Fixed 

A sign mounted on a structure or foundation. 

Section 3.65 Sign, Portable Temporary 

A sign mounted by posts, wire, plastic, or other means pushed or stuck in the ground and which are 

not fastened to a foundation 

Section 3.66 Sign, Posted 

A sign attached to a tree or fence post which is smaller than 1.25 square feet. 

Section 3.67 Sign, Sandwich Board 

A sign placed on the ground which is portable temporary and not anchored or secured. 
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Section 3.68 Sign, Wall 

A sign mounted on or otherwise displayed on the surface of a wall. 

Section 3.69 Single Family Dwelling 

A detached building containing one dwelling unit and designed for, or occupied by, one family. 

Section 3.70 Sleeping Accommodations 

When used as part of a motel or hotel, one (1) unit for rent which typically includes a bedroom and 

bathroom. 

Section 3.71 Stable, Commercial Riding 

A commercial structure maintained for rental, boarding, grooming, or training of horses. 

Section 3.72 Streets 

A public thoroughfare intended for vehicular use.  

Section 3.73 Structure 

Any construction of material artificially built up or composed of parts joined together including, 

but not limited to: buildings, signs, towers, poles, and antennas. 

Section 3.74 Telecommunication 

The technology which enables information to be exchanged through the transmission of electronic 

signals. 

Section 3.75 Temporary Housing Unit 

Any self-contained housekeeping unit of less than 700 square feet, whether or not mounted on 

wheels and designed to be moved repeatedly. Such units shall include licensed and/or unlicensed 

recreational travel trailers, recreational vehicles, motor homes, truck campers, camping trailers, 

house cars, or any other similar unit. 

Section 3.76 Tourist Home 

Primarily a family dwelling where lodging with or without meals is furnished for compensation 

chiefly on an overnight basis and mainly to transients but not necessarily to anyone who may 

apply. 

Section 3.77 Unaltered Grade 

Grade or topography existing prior to any excavation, clearing, grading, or filling. 

Section 3.78 Use 

The purpose for which land or a building thereon is designed, arranged or intended to be occupied 

or used or which is occupied or maintained. 

Section 3.79 Warehouse 

A building where goods and/or equipment is stored.  
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Section 3.80 Water 

Any natural body of water considered a lake or pond. Any flowing brook, stream, creek, or river; 

the flow is not limited to year around, it can be seasonal. 

Section 3.81 Waters Edge 

The ordinary high water mark on the shore of any lake or pond. The ñtop of the bankò. (i.e., the 

topographical break in the slope that denotes the outer edge of any brook, stream, creek or river. 

Section 3.82 Wireless Telecommunications Antenna 

A commercially operated device through which electromagnetic over-the-air signals are transmitted 

and/or received.  

Section 3.83 Wireless telecommunication equipment shelter 

The structure in which the electronic receiving and relay equipment for a wireless 

telecommunications facility is housed. 

Section 3.84 Wireless telecommunications facility 

The equipment and structures involved in transmitting and/or receiving over-the-air electromagnet 

signals. 

Section 3.85 Wireless telecommunications tower 

A structure intended to support equipment used to transmit and/or receive telecommunications 

signals including monopoles, guyed and lattice construction steel structures. 

Section 3.86 Yard  

The area of any lot not supporting any building. Yard measurement shall be the minimum 

horizontal distances: 

(a) Yard, Front: A yard extending the full width of the lot between the front lot line (street 
frontage) and the nearest line of the main building.  

(b) Yard, Rear: A yard extending across the full width of the lot between the rear lot line (or 

waters edge) and the nearest line of the main building.  

(c) Yard, Side: A yard extending from the front yard to the rear yard between the side lot line 
and the nearest line of the main building or of accessory building.  
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Article IV.  GENERAL PROVISIONS  

 

Section 4.01 Scope 

Except as otherwise provided in this Ordinance, no lot or parcel of land, no existing building, 

structure or part thereof, and no new building, structure or part thereof, shall hereafter be located, 

erected, constructed, reconstructed, altered or used for purpose other than in conformity with the 

provisions of this Ordinance. 

Section 4.02 Continuing Existing Uses 

Use of any building, structure, or lot or parcel of land in any use district that was lawful prior to the 

effective date of this Ordinance, may be continued, except as hereinafter provided: 

(a) A non-conforming use existing at the time this Ordinance takes effect may be continued, 

except that if it is voluntarily discontinued for one year or more, it shall then be deemed 

abandoned and any further use must be in conformity with the use permitted in such 

district, except further that agricultural or farmlands are not subject to the one year 

limitation noted above. 

(b) Any building or structure arranged, intended or designed for a use which is made non-

conforming by the passage of this Ordinance or any amendment thereto, the construction 

of which has been started at the time of the passage of this Ordinance or said amendment 

thereto, but not completed, may be completed and put to such non-conforming use, 

providing it is done within one (1) year after this Ordinance or the amendment takes 
effect. 

(c) Any non-conforming use and any building or structure devoted to a use made non-

conforming by the terms of this Ordinance or any amendment thereto may be altered or 

enlarged so as to extend said nonconforming use within the limits of the parcel of land 

devoted to said non-conforming use as said parcel of land existed on the date that this 

Ordinance or the amendment takes effect. Such alteration or enlargement and such 

extended use must conform to all of the requirements of this Ordinance as they pertain to 

such use in the districts wherein they are permitted. If such non-conforming use is not 

permitted in any district, then such alteration or enlargement must conform to the setback 

lines and side yard requirements for the district in which such non-conforming use is 

located. 

(d) Whenever a non-conforming use has been changed to a use permitted in a more restricted 

district or to a conforming use, and has remained such for a period of one (1) year, such 

use shall not thereafter be changed back to such original non-conforming use. 

Section 4.03 Restoration of Damaged Non-conforming Buildings 

Nothing in this Ordinance shall prevent the reconstruction, repair or restoration and resumption of 

use of any non-conforming building or structure damaged by fire, collapse, explosion, act of God, 

or acts of the public enemy following the effective date of this Ordinance; provided that such 

reconstruction, repair or restoration is commenced within one (1) year and completed within one 

hundred eighty (180) days after commencement following the granting of a permit for such 

reconstruction, repairs, or restoration. Failure to comply with these provisions for resumption of 

non-conforming use shall cause the privilege of non-conforming use to be discontinued. 
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Section 4.04 Yard, Area and Lot Relations 

Every building or buildings hereafter erected shall be located on a lot or parcel of land, the 

description of, and the deed to which, shall be on record in the office of the Register of Deeds of 

this County or on lot or parcels of land, the description of which shall be contained in a bona fide 

land contract or lease which is in full force and effect at the time of application for a permit under 

this Ordinance. In the event the proposed building is to be erected on a parcel of land which is a 

part of the larger parcel, the area to be devoted to the use and necessary for compliance with the 

requirements of this Ordinance shall be designated by a legal description which shall be attached to 

the application for a land use permit. 

Section 4.05 Sanitation Requirements 

The placement of any sewage disposal system on any lot shall be such as not to endanger the 

domestic water supply of any neighboring property owner, and its location and construction shall 

be subject to the approval of the area acting Health Department. 

Section 4.06 Fire Hazards 

In order to prevent overcrowding of buildings and structures, reduce fire hazards, and maintain free 

access to all buildings for the Fire Department: 

(a) Minimum Yard ï No building or structure, including roof overhang, shall be closer than 

ten (10) feet to any property line, except as provided for in Section 8.06 

(b) Maximum Building Height ï No building or structure intended for human habitation shall 

exceed thirty-five (35) feet in height unless the portion of the building or structure over 35 

feet has its own provisions for fire protection meeting the standards set forth by the 

National Fire Protection Association Handbook and the BOCA Basic Building Code and 

is approved by the local Fire Department. 

(c) Maximum Lot Coverage - The yard area free of all buildings and structures shall 

constitute at least seventy-five (75) per cent of the lot area, except as provided for in 

Section 8.05. 

(d) Clear Access - All uses permitted in any district shall provide and maintain a driveway or 

clear right-of-way to each building, unobstructed by bordering trees of not less than 

sixteen (16) feet in width or less than fourteen (14) feet vertically from the ground. 

(amended January 14, 2020) 

Section 4.07 Essential Public Services 

The erection, construction, alteration, or maintenance by public utilities or municipal departments 

or commissions of overhead or underground gas, electrical, or water distribution systems, sewer 

systems, etc., including mains, drains, sewers, wires, cables, traffic signals, hydrants, towers, poles, 

electrical substations, gas regulator stations, and similar equipment and accessories in connection 

therewith (but not including sewage disposal plants), reasonably necessary for furnishing adequate 

service by such public utility or municipal department or commission, or for the public health or 

safety or general welfare, shall be permitted as authorized or regulated by law, in any land use 

district. 
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Section 4.08 Agriculture Privilege  

Land in any district may be used for agricultural purposes in accordance with the Michigan Right-

to-Farm Act [MCL 286.471, et seq]. A zoning certificate shall be required for the construction of 

buildings incident to the use for agricultural purposes of the land on which such buildings shall be 

located. Such buildings shall conform to the regulations contained in this Ordinance. For the 

purpose of this Ordinance, "agriculture" shall include agriculture, farming, dairying, pasturage, 

agriculture, horticulture, floriculture, viticulture, and animal and poultry husbandry. 

Section 4.09 Developments 

Any development in excess of ten (10) acres must be approved by the Zoning Administrator. 

Section 4.10 Signs 

To govern the use of signs, the following provisions permitting the erection, use, and maintenance 

of signs will apply: 
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(a) One sign of not more than twenty-four (24) square feet in area, shall be permitted on any 

unimproved real estate in any residential district, provided such signs are located not less 

than five hundred (500) feet from any existing residence. Such signs shall be permitted in 
all other districts. 

(b) Groups of signs may be placed on property, regardless of zone, but the total area of the 

group may not exceed twenty four (24) square feet. 

(c) All signs in a group will be of homogeneous design and similar coloration.  

(d) The location of such group of signs shall be such as to constitute minimum obstruction of 

vision for either traffic, pedestrians, or occupants of the area. 

(e) Two (2) signs, of not more than twelve (12) square feet each, may be erected on same 

premises in any district, without regard to setback lines. 

(f)  No sign shall be affixed in any manner to poles or trees.  

(g) In the interest of public safety, no spinners, pennants, flashing lights, or other distractive 

devices, may be used in conjunction with any sign or business.  

(h) Signs are not subject to setback requirements unless specifically called for in the 

Ordinance and/or the Michigan Department of Transportation and/or the Leelanau County 

Road Commission. 

(i) Where allowed, signs may be illuminated by a shielded light shining downward onto the 

sign. The source of light shall be baffled so it is not visible to vehicles or pedestrians on 
any road, water body, public land, adjacent parcels, or in the air above the illumination. 

(j) All signs and sign structures shall be maintained in good, safe, structural condition and 

repair. All signs and display surfaces shall be neat in appearance and neatly painted or 

posted, and not ripped, tattered or faded. Premises immediately surrounding freestanding 
signs shall be kept clean and free of rubbish, weeds and debris. 

(k) Signs shall not exceed the height of six (6) feet above the unaltered grade of the lot. 

(l) Structural elements necessary for the support of the sign(s) shall not be included in the 

square footage computation so long as they are separate from the sign face by a reveal or a 

change in materials. Square footage calculation shall include such elements as decorative 

borders, top caps, and drop signs.  

(m) Sign removal: Once the purpose of the sign is ended, the sign shall be removed within 30 

calendar days. Anything used to solely support or provide a structure for a sign and not in 
use for any other purpose shall be removed.  

(n) All signs shall be installed only with the prior approval of the property owner.  
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(o) Portable temporary signs and sandwich board signs with no illumination, under a 

maximum height of six (6) feet as noted above, do not require a permit. All other signs 

require a sign permit. 

 

Section 4.11 Amendments 

Any individual, corporation, association, officer, department, board, or bureau of the State, County, 

or Township affected by this Ordinance may submit a petition in writing to the Secretary of the 

Township Planning Commission, requesting that consideration be given to amendment of this 

Ordinance in the particulars set out in the petition. Upon receipt of such petition, the Township 

Planning Commission shall, within thirty (30) days, hold a meeting to consider such petition. The 

person submitting such petition shall be notified of the time and place of such meeting not later 

than ten (10) days prior thereto.  

 

The procedure for making amendments to this Ordinance shall be pursuant to P.A. 110 of 2006, as 

amended (being the Michigan Zoning Enabling Act, (MCL. 125.3101, et seq.)). 

Section 4.12 Land Use Change, Resubmittal 

No application for a rezoning which has been denied by the Township Board shall be resubmitted 

for a period of one year (1) from the date of the last denial.  

Section 4.13 Temporary Housing Units 

A maximum of two (2) temporary housing units may be located on any parcel of land without 

issuance of a land use permit provided the following conditions and limitations are met:  

 

(a) Each unit shall: 

(i) Be maintained in a reasonable state of repair and in working condition;  

(ii)  Meet all applicable setback requirements; 

(iii)  Not be located in a public right-of-way;  

(iv) Not be used for commercial or business purposes other than agricultural;  

(v) Not constitute a public or private nuisance;  

(vi)  Not be used for residential purposes for more than thirty (30) calendar days in any calendar 

year; 

(vii)  Not be used as a permanent dwelling; and 

(viii)  Meet Health Department requirements for sanitary waste disposal and water supply. 

 

(b) No unit shall be located, parked, or stored for a total period of more than thirty (30) days 

in any calendar year, on any parcel of land on which no permanent dwelling exists, unless 

located inside a barn, garage, or other enclosed structure conforming to all requirements 
of this Ordinance.  

(c) More than two (2) temporary housing units on a parcel of land shall require a land use 

permit.   
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(d) The use of not more than five (5) temporary housing units may be permitted on a single 

parcel of property for a period of not to exceed ten (10) days in any calendar year with the 

prior permission of the Zoning Administrator. 

Section 4.14 Structures Exempt from Land Use Permits and Setbacks 

Restrictions 

Structures generally considered to be landscaping objects such as mailboxes, fences, sidewalks, and 

other similar objects shall be exempt from setback requirements and shall not require a Land Use 

Permit. 

(amended January 14, 2020)  

Section 4.15 Site Condominium Project 

Site condominium projects consisting of not less than two condominium units are to be established 

in conformance with the Condominium Act, MCL 559.101 et. seq.; MSA 26.50(101) et. seq.; 

together with applicable sections of the Cleveland Township Zoning Ordinance. The allowable 

density of a site condominium project shall comply with the density required in the district where it 

is to be located. 

Section 4.16 Site Plan Review 

Site Plan Review and approval of all development proposals listed below is required by the 

provisions of this Section. All Site Plans must demonstrate compliance with all applicable zoning 

ordinances, overlay and land use district requirements. All single family residential developments 

are exempt from site plan review, except as noted in (a). below. The intent of this Section is to 

provide for consultation and cooperation between the developer and the Planning Commission so 

that both parties might realize maximum utilization of land and minimum adverse effects upon the 

surrounding land uses consistent with the requirements and purposes of this Ordinance. Through 

the application of the following provisions, the attainment of the aims of the Cleveland Township 

Comprehensive Development Master Plan will be assured and the Township will develop in an 

orderly fashion.  

 

The Township Board shall have the final authority to approve, deny, or approve with conditions all 

development applications, upon recommendation by the Planning Commission which shall have 

review and recommending authority for such applications. 
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(a) Uses Requiring Site Plan Review.  

A site plan shall be submitted to the Planning Commission for approval of any use in the 

Business-1, Business-2, Commercial Resort, Commercial Campgrounds, Recreational 
zones, and shall also be required in the following situations: 

(i) Any use or development for which the submission of a site plan is required by any provision 

of this Ordinance. 

(ii)  Any development, except single-family residential, for which off-street parking areas are 

provided as required in this Ordinance. 

(iii)  Any proposed multifamily or nonresidential use lying contiguous to or across a street from a 

single-family residential district and/or use or agricultural district and/or use. 

(iv) Any use except single-family residential which lies contiguous to a major thoroughfare or 

collector street. 

(v) All conditional uses in the agricultural and residential districts. 

(vi)  All site condo and condominium subdivisions developed pursuant to the Condominium Act 

(MCLA 559.101 et seq). 

(vii)  All other developments, except single family residences, in which ownership interests in land 

are transferred for the purpose of development of a physical structure and which do not fall 

under the requirements of the Subdivision Control Act of 1967 as amended (MCLA 560.101 

et seq). 

(viii)  All developments, roads, easements, driveways, including individual single-family homes, 

all areas identified by the Leelanau County Composite Wetland Area Map. 

https://www.leelanau.gov/landusemaps.asp 
(ix) All additions to existing non-conforming uses. 

(x) Al l private access roads serving five (5) or more residential lots or units. 

 

(b) Application for Site Plan Review.  

An application for Site Plan Review shall be submitted to the Zoning Administrator. The 

detailed site plan presented for consideration shall contain all information required in this 
Ordinance. 

(i) Each submittal for Site Plan Review shall be accompanied by an application and site plan in 

the quantities specified in Section (g) below. The application shall at a minimum, include the 

following information:  

 

1) The applicant's name, address, and phone number in full.  

2) Proof of property ownership, and whether there are any options on the property, or 

any liens against it.  

3) A signed statement that the applicant is the owner of the property or officially acting 

on the owner's behalf.  

4) The name and address of the owner(s) of record if the applicant is not the owner of 

record (or firm or corporation having a legal or equitable interest in the land), and the 

signature of the owner(s).  

5) The address and/or property tax number of the property.  

6) Name and address of the developer (if different from the applicant).  

7) Name and address of the engineer, architect and/or land surveyor.  

8) Project title.  

https://www.leelanau.gov/landusemaps.asp
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9) Project description, including the total number of structures, units, bedrooms, offices, 

square feet, total and usable floor area, parking spaces, carports or garages, employees 

by shift, amount of recreation and open space, type of recreation facilities to be 

provided, and related information as pertinent or otherwise required by this ordinance.  

10) A vicinity map drawn at a scale of 1"=2000' with north point indicated.  

11) The gross and net acreage of all parcels in the project.  

12) Land uses, zoning classification and existing structures on the subject parcel and 

adjoining parcels.  

13) Project completion schedule/development phases.  

14) Written statements relative to project impacts on existing infrastructure (including 

traffic capacity of streets, schools, and existing utilities) and on the natural 

environment of the site and adjoining lands. 

 

(ii)  The site plan shall consist of an accurate, reproducible drawing at a scale of 1ò=100ô or less, 
showing the site and all land within 150ô of the site. If multiple sheets are used, each shall be 

labeled and the preparer identified. Each site plan shall depict the following: 

  

1) Location of proposed and/or existing property lines, dimensions, legal descriptions, 

setback lines and monument locations.  

2) Existing topographic elevations at two foot intervals, proposed grades and direction of 

drainage flows. 

3) The location and type of existing soils on the site and any certifications of borings.  

4) Location and type of significant existing vegetation.  

5) Location and elevations of existing water courses and water bodies, including county 

drains and man-made surface drainage ways, floodplains and wetlands.  

6) Location of existing and proposed buildings and intended uses thereof, as well as the 

length, width, and height of each building.  

7) Proposed location of accessory structures, buildings and uses, including but not 

limited to all flagpoles, light poles, bulkheads, docks, storage sheds, transformers, air 

conditioners, generators and similar equipment, and the method of screening where 

applicable.  

8) Location of existing public roads, rights-of-way and private easements of record and 

abutting streets.  

9) Location of and dimensions of proposed streets, drives, curb cuts, and access 

easements, as well as acceleration, deceleration and passing lanes (if any) serving the 

development. Details of entryway and sign locations should be separately depicted 

with an elevation view.  

10) Location, design, and dimensions of existing and/or proposed curbing, barrier free 

access, carports, parking areas (including indication of all spaces and method of 

surfacing), fire lanes and all lighting thereof.  

11) Location, size, and characteristics of all loading and unloading areas.  

12) Location and design of all sidewalks, walkways, bicycle paths and areas for public 

use.  

13) Location of water supply lines and/or wells, including fire hydrants and shut off 

valves, and the location and design of storm sewers, retention or detention ponds, 

waste water lines, clean out locations, connection points and treatment systems, 

including septic systems if applicable.  
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14) Location of all other utilities on the site including but not limited to natural gas, 

electric, cable TV, telephone and steam.  

15) Proposed location, dimensions and details of common open spaces and common 

facilities such as community buildings or swimming pools if applicable. 

16) Location, size and specifications of all signs and advertising features with cross 

sections. 

17) Exterior lighting locations with area of illumination illustrated as well as the type of 

fixtures and shielding to be used.  

18) Location and specifications for all fences, walls, and other screening features with 

cross sections. 

19) Location and specifications for all proposed perimeter and internal landscaping and 

other buffering features. For each new landscape material the proposed size at the 

time of planting must be indicated. All vegetation to be retained on the site must also 

be indicated, as well as its typical size by general location or range of sizes as 

appropriate.  

20) Location, size and specifications for screening of all trash receptacles and other solid 

waste disposal facilities.  

21) Location and specifications for any existing or proposed above or below ground 

storage facilities for any chemicals, salts, flammable materials, or hazardous materials 

as well as any containment structures or clear zones required by government 

authorities.  

22) Identification of any significant site amenities or unique natural features.  

23) Identification of any significant views onto or from the site to or from adjoining areas. 

24) North arrow, scale and date of original submittal and last revision.  

25) Seal of the registered engineer, architect, landscape architect, surveyor, or planner 

who prepared the plan, if same is required to secure a building permit. 

26) Deed restrictions, Master Deed restrictions, and bylaws as applicable, for Township 

review to insure that the condominium subdivision, or any use or development which 

requires site approval, its Master Association, and the applicant have provided for the 

continual maintenance of the development's services and facilities, to insure 

protection of the natural environment; compatibility with adjacent uses of land; and 

general upkeep of the subdivision's land in a socially and economically desirable 

manner.  

 

(c) Site Plan Review and Approval Authorized.  

 

(i) The Planning Commission as specified in this Section, shall review and recommend approval 

to the Township Board, review and recommend to the Township board approval with 

conditions, or review and recommend denial to the Township Board of all site plans 

submitted under this Ordinance. Each site plan shall comply with the "Standards for Granting 

a Site Plan Approval" as described in Section 4.16, et seq., of this Ordinance. Each action 

taken with reference to site plan review shall be duly recorded in the official record of action 

by the Planning Commission. The Zoning Administrator shall forward any site plan received 

to the Planning Commission for review. Prior to any final decision, the Cleveland Township 

Planning Commission may seek the recommendations of the Leelanau County Inspections 

Department, Planning Director, appropriate community fire chief, the Leelanau County Road 
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Commission, Leelanau County Health Department, Leelanau County Drain Commissioner, 

the Michigan Department of Transportation, the Michigan Department of Natural Resources 

where applicable, and any other agency or official deemed necessary and having jurisdiction 

in the area of the proposed development. Such reports shall be taken under advisement by the 

Planning Commission for use in reviewing the Site Plan. A favorable report from any of the 

above entities shall not constitute grounds for automatic approval of any site plan if the 

Commission feels that additional information is required, or if the report fails to adequately 

assess any threats to the health and safety of Township residents, or threats to quality of the 

environment. 

 

The Planning Commission may require additional review by independent environmental 

consultants or engineers, or legal counsel to be hired by the Township and paid for by the 

Applicant, to assess the likely impacts of the proposed development.  

 

(ii)  Following approval of a site plan by the Township Board, the petitioner may apply for the 

appropriate County and/or State permits as may be required by said agencies and present 

appropriate plans and specifications as may be required by such agencies.  

 

(d) Procedures for Submission and Review of Application for Major Projects. 

  

(i) Major Projects.  

All developments ten thousand (10,000) square feet of structure or greater than ten (10) acres 

in size, are major projects which require preliminary site plan review by the Planning 

Commission pursuant to the requirements below. All other projects are either minor projects 

(see Section (e)) subject to review and recommended approval by the Planning Commission 

to the Township Board or amendments to existing site plans which are processed pursuant to 

the requirements in Section (m) below. 

 

(ii)  Submission Requirement.  

The applicant shall complete and submit the required number of copies of an application for 

Site Plan approval, site plans, and other information where applicable (see Section (g): 

Distribution of Required Copies and Action Alternatives). Compliance with the requirements 

of the Zoning Ordinance is mandatory. The applicant or his/her representative must be 

present at each scheduled review or the matter will be tabled for a maximum of two 

consecutive meetings due to lack of representation. After two meetings, reapplication for site 

plan review will be necessary. The procedure for processing major project site plans includes 

three phases: conceptual review via a pre-application conference, preliminary site plan 

review and final site plan approval.  

 

(iii)  Pre-application conference.  

During this conceptual review phase, a generalized site plan is presented by a prospective 

applicant for consideration of the overall idea of the development. Basic questions of use, 

density, integration with existing development in the area and impacts on and the availability 

of public infrastructure are discussed. This conference is scheduled by a prospective 

applicant with the Planning Commission and Zoning Administrator. At this meeting the 

applicant or his/her representative is also presented with the applicable procedures required 



Cleveland Township - 29 -   Zoning Ordinance: December 2020 

 

by the Ordinance for approval of the proposed development and with any special problems or 

steps that might have to be followed, such as requests to the Board of Appeals for a variance. 

 

(iv) Preliminary Site Plan Review.  

The second phase is called Preliminary Site Plan Review. At this step a preliminary site plan 

meeting is scheduled. This meeting will be handled as a public hearing and shall be subject to 

the provisions of P.A. 110 of 2006, as amended, (being the Michigan Zoning Enabling Act, 

M.C.L. 125.3101 et seq.). Verification of the Applicant's compliance with the submittal 

requirements of this Ordinance (see Section 4.16(g)) is reviewed by the Planning 

Commission, and the changes necessary, if any, for final site plan approval recommendation 

to the Township Board are indicated in writing to the applicant.  

 

(v) Final Site Plan Review.  

Final Site Plan approval recommendation to the Township Board shall be considered by the 

Planning Commission at a regular meeting. The Planning Commission shall indicate in 

writing that all requirements of the Ordinance, including those of other reviewing agencies 

within Cleveland Township, have been met, including any conditions that may be necessary. 

Where the applicant is dependent upon the grant of any variances by the Zoning Board of 

Appeals, said favorable action by the Zoning Board of Appeals is necessary before final site 

plan approval can be granted. An approved site plan shall include a note referencing the case 

number and date of all variances granted.  

 

(vi)  Data submittal requirements shall be as specified in Section 4.16 (g)(vi) below. 

 

(e) Procedures for Submission and Review of Application for  Minor Projects.   

 

(i) Minor Projects.  

All developments less than ten thousand (10,000) square feet of structure, and ten (10) acres 

in size or smaller, are minor projects which may be reviewed by the Planning Commission 

pursuant to the requirements below. If the Planning Commission chooses to waive its rights 

to a review a proposed Site Plan, no fee shall be charged by the Township. All other projects 

are either major projects (see Section 4.16(d)) subject to review and approval by the Planning 

Commission or amendments to existing site plans which are processed pursuant to the 

requirements in Section 4.16(m) below. 

  

(ii)  Other Projects Eligible for Planning Commission Review as a Minor Project 

 

The Planning Commission may review and approve the following site plans:  

 

1) Accessory uses incidental to a conforming existing use where said use does not 

require any variance and where said site plan conforms with all the requirements of 

this Ordinance 

2) Expansion and/or addition to an existing conforming use where said site plan 

conforms with all the requirements of this Ordinance and does not increase the size of 

the existing use or structure more than ten percent (10%) of the present size.  

3) Accessory storage buildings in all Zoning Districts. 
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4) Increases in off-street parking areas, parking buildings and/or structures, increases in 

loading/unloading spaces in commercial and industrial Zoning Districts, and 

landscape improvements as required by this Ordinance. 

5) For those conditional land uses so specifically identified in this Ordinance.  

6) Private access roads serving five (5) or more residential lots or units. 

7) Amendments to approved site plans. 

8) Any other site plan review not delegated for review by the Planning Commission. 

 

(iii)  The Planning Commission shall apply all applicable standards and procedures of this 

Ordinance in recommending to the Township Board to approve, conditionally approve, or 

deny site plans.  

(iv) Data submittal requirements shall be as specified in Section 4.16 (g)(vi) below.  

 

(f)  Planning Commission Report on Every Site Plan.  

The Planning Commission shall prepare a report of each and every site plan submitted in 

accordance with this section, containing a synopsis of the relevant facts contained in and 
related to this site plan, together with the Planning Commission's recommendation. 

  

(g) Distribution of Required Copies and Action Alternatives.  

Where Site Plan Review is required by this Ordinance, an applicant for Site Plan 

Approval shall complete and submit three (3) copies of an Application for Site Plan 
Approval, site plans, and other information where applicable.  

 

(i) The Application for Site Plan Approval must be obtained from the Planning Commission. 

The applicant is asked to keep one copy for his/her records. The applicant shall return the 

original and two (2) copies of the application to the Planning Commission at least thirty (30) 

days prior to the next regularly scheduled meeting of the Planning Commission for the 

purpose of preliminary site plan review.  

 

(ii)  At the same time the original and two (2) copies of the application are returned to the 

Planning Commission, the applicant shall provide for distribution an additional three (3) 

copies of the site plan for review by the local Fire Department, County Inspections 

Department, and Leelanau County Planning Department. Application fees as found in the 

Cleveland Township Fee Resolution must be paid when the application is submitted and 

sufficient escrow accounts must be established to cover the projected review costs.  

 

(iii)  The applicant shall submit three (3) copies of the Application for Site Plan review and six (6) 

copies of the site plan for distribution to the following agencies: One (1) application and two 

(2) site plans to the County Road Commission; one (1) application and two (2) site plans to 

the County Drain Commission; and one (1) application and two (2) site plans to the Leelanau 

County Health Department. These agencies will keep the application and one (1) copy of the 

site plan. Upon delivery of the application and site plans; the applicant shall obtain a receipt 

from the agencies as proof of delivery or a stamped, signed site plan indicating no comment. 

Three (3) copies of the site plan, one from each agency, should be returned, with comments 
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from each agency, if any, to the Planning Commission. Without these copies, the site plan 

will not be processed.  

 

(iv) For preliminary review purposes, an application for major project Site Plan Reviews will be 

placed on the agenda of a regular meeting of the Planning Commission for discussion and 

action only after receipt of comments from State and County agencies, unless the site plan 

has been in possession of the reviewing agencies for thirty (30) days without review and/or 

comment.   

 

(v) The Planning Commission will consider all applications for site plan review submitted to it, 

for its recommendation to the Township Board for their approval, revision, or disapproval at 

a scheduled township board meeting: 

 

1) Upon determination of the Planning Commission that a site plan is in compliance 

with the Zoning Ordinance and other plans or regulations, it shall be so indicated on 

the site plan.  

2) Upon determination of the Township Board that a site plan is in compliance, except 

with minor revisions, said changes shall be so indicated. When these changes have 

been adequately provided, the petitioner shall resubmit the site plan to the Planning 

Commission for final site plan approval recommendation to the Township Board. 

3) If extensive revisions to the site plan are necessary to meet the Zoning Ordinance, and 

other applicable plans and regulations, the site plan shall be deemed óincompleteô and 

the applicant requested to prepare an alternate site plan.  

 

(vi)  Any site plans reviewed and recommended to the Township Board for approval by the 

Planning Commission pursuant to Section (v) and all final site plans shall have the same 

submittal requirements and action alternatives as for preliminary site plans described in the 

above requirements with the following exceptions.  

 

1) Three (3) copies of the final site plan and related information shall be submitted.  

2) Six (6) copies will be distributed to other reviewing agencies as determined necessary 

by the Planning Commission.  

3) Final action shall be taken within 30 days. 

4) Approval for final site plan shall be by the Township Board. 

  

(vii)  When a site plan is reviewed and recommended to the Township Board for their approval or 

disapproval by the Planning Commission, and all steps completed, three (3) copies of the site 

plan will be marked by the Planning Commission for the following distribution:  

 

1) One (1) copy returned to the applicant signed by the Supervisor of the Township 

Board including any conditions of approval. 

2) One (1) copy forwarded to the County Inspections Department for filing.  

3) One (1) copy forwarded to the Planning Commission for filing. 

 

(viii)  Seven (7) days after final Site Plan Approval by the Township Board, a building permit may 

be obtained subject to review and approval of the County Inspections Department.  
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(ix) Failure to initiate construction of an approved site plan within 365 days of approval shall 

require the applicant to appear before the Planning Commission and demonstrate why the 

approval should not be revoked. After such an appearance, the Planning Commission may 

revoke a previously approved site plan for property on which no physical development 

activity has occurred upon making written findings that one or more of the following 

circumstances exist:  

 

1) an error in the original approval is discovered either because of inaccurate 

information supplied by the applicant or administrative error by a staff member or 

other agency; 

2) zoning regulations applicable to the project have been changed and the previously 

approved site plan does not comply with them;  

3) a change in state law, local charter, or other local ordinance affecting the previous 

approval has occurred;  

4) pollution, impairment or destruction of the environment or to another legally 

protected public interest would occur if the project were to be constructed as 

previously approved.  

 

(x) Thirty (30) days prior to expiration of an approved site plan pursuant to Section (viii ) above, 

an applicant may make application for a one year extension of the site plan at no fee. The 

applicant shall explain in writing why the development has not proceeded, what the current 

time frame is and why an extension should be granted. The applicant shall present his/her 

case in person or by representative at the next meeting of the Planning Commission.  

 

(xi)  Revocation of an approved site plan shall be communicated in writing by certified mail to the 

property owner. The County Building Inspector shall also be notified to withhold any 

building permit until a new site plan is approved.  

 

(xii)  Any subsequent re-submittal shall be processed as a new request with new fees, except for 

minor amendments pursuant to Section (xiii ) below. 

  

(h) Standards for Granting Site Plan Approval. 

 

(i) Each site plan shall conform to all applicable provisions of this Zoning Ordinance and the 

standards listed below: 

 

 

1) All elements of the site plan shall be harmoniously and efficiently organized in 

relation to topography, the size and type of the lot, the character of adjoining property 

and the type and size of buildings.  The site shall be so developed as not to impede the 

normal and orderly development or improvement of surrounding property for uses 

permitted in this Ordinance. 

2) The landscape shall be preserved in its natural state, insofar as practical, by 

minimizing tree and soil removal, and by topographic modifications which result in 

maximum harmony with adjacent areas. 
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3) Site plans shall fully conform with the published surface water drainage standards of 

the County Drain Commission. 

4) Special attention shall be given to proper site drainage so that removal of storm 

waters will not adversely affect neighboring property owners. 

5) The site plan shall provide reasonable, visual and sound privacy for all dwelling units 

located therein.  Fences, walks, barriers and landscaping shall be used, as appropriate, 

for the protection and enhancement of property and for the privacy of its occupants. 

6) All buildings or groups of buildings shall be so arranged as to permit emergency 

vehicle access by some practical means to all sides. 

7) Every structure or dwelling unit shall have access to a public street, walkway or other 

area dedicated to common use. 

8) There shall be provided a pedestrian circulation system which is insulated as 

completely as reasonably possible from the vehicular circulation system. 

9) All loading and unloading areas and outside storage areas, including areas for the 

storage or trash, which face or are visible from residential districts or public 

thoroughfares, shall be screened, by a vertical screen consisting of structural or plant 

materials no less than six feet in height. 

10) Exterior lighting shall be arranged so that it is deflected away from adjacent 

properties and so that it does not impede the vision of traffic along adjacent streets. 

11) The arrangement of public or common ways for vehicular and pedestrian circulation 

shall respect the pattern of existing or planned streets and pedestrian or bicycle 

pathways in the area.  Streets and drives which are part of an existing or planned 

street pattern which serves adjacent development shall be of a width appropriate to 

the traffic volume they will carry and shall have a dedicated right-of-way equal to that 

specified by the County Road Commission. 

12) All streets shall be developed in accordance with the Subdivision Control Act, 

described in MCL 560.101 et seq., and the County Road Commission specifications.  

All private access roads shall comply with the standards of Section 4(xxii) , Private 

Access Roads. 

13) Site plans shall fully conform with the driveway and traffic safety standards of the 

Michigan Department of Transportation and/or County Road Commission  

14) Site plans shall fully conform with the applicable fire safety and emergency vehicle 

access requirements of the State Construction Code and/or local Fire Code 

15) Site plans shall fully conform with the County Soil Erosion and Sedimentation 

Control Ordinance. 

16) Site plans shall fully conform with the requirements of the Michigan Department of 

Public Health and the District Health Department. 

17) Applicant shall also demonstrate that there will be no detrimental impact to surface 

water or groundwater from the proposed development.  The Planning Commission 

may require review by an independent environmental consult, appointed by the 

Township and paid for by the applicant, to determine the likely impact of lakes, 

streams, or groundwater, and any other likely impacts on the environment from the 

proposed development. 

18) Site plans shall fully conform with all applicable state and federal statutes. 

19) Site plans shall conform to all applicable requirements of local, state and federal 

statutes and approval shall be conditioned on the applicant receiving necessary state 

and federal permits before final site plan approval or an occupancy permit is granted. 

20) Projects in the Composite Wetlands Map Overlay district: 
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a)  Fill  may not be used on the site to build a dwelling. Dwellings and 

accessory buildings must be on certified (EGLE or registered surveyor 

selected by the Township and financed by the property owner) upland 
sites. 

b) Driveways must be made of permeable materials. Fill  may be used for 

driveways to a dwelling with fill not to exceed one (1) cubic yard per one (1) 

foot of driveway length on the most direct route possible from road to 

dwelling, with structures (e.g., culverts) if  necessary to allow the flow of water, 

causing the least impact on wetlands. 

c) Fill shall consist of inert materials, which will not cause siltation nor contain 

soluble chemicals or organic matter, which is biodegradable. All fill shall be 

contained in such a manner as not to erode into any watercourse and/or wetland. 

All  banks shall be stabilized with native wetland seed and lightly mulched (max 

4-inches deep) as necessary to prevent erosion. 

d) Side-slopes adjacent to wetland areas shall be 3:1 or gentler. 

e) Construction materials must not harm the environment (e.g., no wood treated 

with toxic substances, uncured concrete) 

f) Installation of holding tanks, after securing necessary permits, must sit above 

the water table and be covered in native Michigan vegetation. 

g) Upon completion of the project, the disturbed wetland areas shall be restored to 

the original contour elevation, revegetated and reseeded with species native to 

Michigan appropriate to the site to prevent erosion. 

h) Lawn and plant fertilizer containing phosphorous shall not be applied. 

(i) Conditional Approvals 

(i) The Planning Commission may recommend conditional approval of a site plan on 

conformance with the standards of another local, county or state agency, such as but not 

limited to a Water and Sewer Department, County Drain Commission, County Road 

Commission, State Highway Commission or Natural Resources Department. They may do so 

when such conditions:  

 

1) would insure that public services and facilities affected by a proposed land use or 

activity will be capable of accommodating increased service and facility loads caused 

by the land use or activity,  

2) would protect the natural environment and conserve natural resources and energy, 

3) would insure compatibility with adjacent uses of land, and 

4) would promote the use of land in a socially and economically desirable manner. 

  

(ii)  The Planning Commission may conditionally approve a site plan for its conformance with 

fencing, screening, buffering or landscaping requirements of Section 4(xvii) of this 

Ordinance and may collect a performance guarantee consistent with the requirements of 

Section 4.16(xi) (below) to insure conformance. When so doing, the following finding shall 

be made and documented as part of the review process:  
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1) that such fencing, screening, buffering or landscaping would mitigate negative effects 

of noise, dust, lighting, vehicular or pedestrian traffic, loading or unloading, parking 

or other similar impact on adjoining parcels; 

2) that absent such conditions, the development would adversely affect the reasonable 

use, enjoyment and value of adjoining lands in light of similar benefits enjoyed by 

other properties in the area. 

  

(j) Conformity to Approved Site Plan Required. 

Following final approval of a site plan by the Planning Commission, the applicant shall 

construct the site plan improvements in complete conformity with the approved plan. 

Failure to do so is a violation of this ordinance and subject to the sanctions of Section 
12.01. 

 

(k) Performance Guarantee Required.  

In the interest of insuring compliance with the Zoning Ordinance provisions, protecting 

the natural resources and the health, safety and welfare of the residents of Cleveland 

Township and future users or inhabitants of an area for which a site plan for a proposed 

use has been submitted, the Planning Commission, subject to Township Board approval, 

may recommend that the applicant to deposit a performance guarantee as set forth herein. 

The purpose of the performance guarantee is to insure completion of improvements 

connected with the proposed use as required by this Ordinance, including but not limited 

to, roadways, lighting, utilities, sidewalks, drainage, fences, screens, walls, landscaping, 
and widening strips. 

 

(i) Performance guarantee as used herein shall mean a cash deposit, certified check, irrevocable 

bank letter of credit or corporate surety bond in the amount of the estimated cost of the 

improvements to be made as determined by the applicant and verified by the Cleveland 

Township Zoning Administrator subject to Township Board approval.  

 

(ii)  When a performance guarantee is required, said performance guarantee shall be deposited 

with the Cleveland Township Clerk prior to the issuance of a building permit by the County 

Building Inspector for the development and use of the land. Upon the deposit of the 

performance guarantee the Cleveland Township Clerk shall deposit the performance 

guarantee, if in the form of a cash deposit or certified check, in an interest-bearing account to 

the applicant. 

  

(iii)  An approved site plan shall also prescribe the period of time within which the improvements 

for which the performance guarantee has been required are to be completed. The period will 

begin from the date of the issuance of the building permit.  

 

(iv) In the event the performance guarantee deposited is a cash deposit or certified check, the 

Cleveland Township Clerk shall rebate to the applicant fifty (50) percent of the deposited 

funds when sixty (60) percent of the required improvements are completed as confirmed by 

the Zoning Administrator, and the remaining fifty (50) percent of the deposited funds when 

one hundred (100) percent of the required improvements are completed as confirmed by the 
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Zoning Administrator. If a request is made by the applicant for a temporary certificate of 

occupancy without completion of required exterior improvements, the performance 

guarantee herein required may be applied by said applicant to assure compliance with the 

Zoning Ordinance standards and the specifications of the approved site plan.  

 

(v) Upon the satisfactory completion of the improvement for which the performance guarantee 

was required, as determined by the Zoning Administrator, the Cleveland Township Clerk 

shall return to the applicant the performance guarantee deposited and any interest earned 

thereon. 

  

(vi)  In the event the applicant defaults in making the improvements for which the performance 

guarantee was required within the time period established by the Township, the Township 

shall have the right to use the performance guarantee deposited and any interest earned 

thereon to complete the improvements through contract or otherwise, including specifically 

the right to enter upon the subject property to make the improvements. If the performance 

guarantee is not sufficient to allow the Township to complete the improvements for which it 

was posted, the applicant shall be required to pay the Township the amounts by which the 

costs of completing the improvements exceeds the amount of the performance guarantee 

deposited. Should the Township use the performance guarantee or a portion thereof, to 

complete the required improvements, any amounts remaining after said completion shall be 

applied first to the Township's administrative costs in completing the improvement, with any 

balance remaining being refunded to the applicant. If the applicant has been required, prior to 

the Cleveland Township conditional approval, to post a performance guarantee or bond with 

another governmental agency other than Cleveland Township to insure completion of an 

improvement associated with the proposed use, the applicant shall not be required to deposit 

with the Township performance guarantee for that specific improvement. At the time the 

performance guarantee is deposited with the Cleveland Township Clerk and prior to the 

issuance of a building permit, the applicant shall enter into an agreement incorporating the 

provisions herein with the Township regarding the performance guarantee.  

 

(l) Operation Guarantee Required. 

The Township Board, if so empowered by State or Federal Law, may require an 

appropriate guarantee to assure continued operation of any portion of use or a 
development which requires site approval.  

 

(m) Amendments to Approved Site Plans.  

 

(i) Amendments to an approved site plan may be recommended to the Township Board by the 

Planning Commission provided that such changes conform to the Zoning Ordinance and the 

land owner agrees. Minor changes to an approved site plan may be approved by the Zoning 

Administrator after construction has begun provided no such change results in any of the 

following:  

 

1) A significant change in the use or character of the development.  

2) An increase in overall coverage of structures.  
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3) A significant increase in the intensity of use.  

4) A reduction in required open space.  

5) A reduction in required off-street parking and loading.  

6) A reduction in required pavement widths or utility pipe sizes.  

7) A significant increase in traffic on public streets or an increase in the burden on 

public utilities or services. 

 

(ii)  No fees shall be required for the following minor amendments:  

 

1) Moving building walls within the confines of the smallest rectangle that would have 

enclosed each original approved building(s). Relocation of building entrances or exits, 

or shortening of building canopies. 

2) Changing to an equal or more restricted use provided there is no reduction in the 

amount of off-street parking as originally provided. 

3) Changing the angle of parking or aisle width provided there is no reduction in the 

amount of required off-street parking or in reduction of aisle width below ordinance 

requirements. 

4) Moving of ingress and egress drives a distance not more than 100 feet if required by 

the appropriate state, county and other local road authority with jurisdiction. 

5) Substituting landscape plan species provided by a nursery, landscape architect, 

engineer or architect certifies the substituted species is similar in nature and screening 

effects. 

6) Change type and design of lighting fixtures provided by an engineer or architect 

certifies there will be no change in the intensity of light at the property boundary. 

7) Increase peripheral yards.  

8) Changing the location of an exterior building wall or location not more than 10 ft 

because of a natural impediment or hazard such as bedrock or muck soils, provided 

that in so doing no setback requirement of the Ordinance in violated and no 

significant reduction in safety or in the amount of open space is thereby affected. 

 

(iii)  If the Zoning Administrator finds that a proposed amendment to an approved site plan does 

not qualify as a minor change, he or she shall immediately notify the permit holder, the 

County Building Inspector, and the Planning Commission in writing that site plan approval 

has been suspended pending approval by the Planning Commission, of the proposed 

amendment. The permit holder's notice shall be delivered by certified mail. If construction 

 has begun, a stop work order shall be issued by the County Building Inspector for that 

portion of the project which is not in compliance with the Ordinance. Once site plan approval 

for a project has been suspended, the permit holder has the option of changing the project 

plans to conform with the Ordinance requirements, or of restarting the Site Plan Review 

process. When the issue has been resolved, the Zoning Administrator shall send a written 

notice to the permit holder, the County Building Inspector, the Planning Commission that the 

project's site plan has again been approved. This provision is not to be construed to prohibit 

phased development of a project, provided that each phase is developed in accordance with 

an approved site plan. 
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(n) Appeals of Final Site Plans  

 

(i) The recommendation of the Planning Commission is subject to final approval by the 

Township Board. 

(ii)  Any person aggrieved by a decision of the Township Board in granting or denying approval 

of a final site plan may appeal the decision to the Zoning Board of Appeals. The appeal must 

be filed within seven (7) days of the decision and shall state the factual basis for the appeal. 

The decision date being specified as the date the meeting minutes are approved. An appeal 

shall stay action on the issuance of any permit pursuant to an approved site plan. 

(iii)  The Zoning Board of Appeals shall review the record of action taken on the final site plan 

and shall determine whether the record supports the action taken. No new evidence shall be 

presented. The Zoning Board of Appeals shall approve the final site plan if the requirements 

of this Section and other applicable ordinance requirements are met. The Zoning Board of 

Appeals shall make written findings in support of its opinion on the appeal. 

 

(o) As-Built Site Plan.  

Upon completion of the installation of required improvements as shown on the approved 

site plan, the property owner shall submit to the Zoning Administrator three (3) copies of 

an "as built" site plan, certified by the engineer or surveyor, at least one week prior to the 

anticipated occupancy of any building. The Zoning Administrator shall circulate the as 

built plans among the appropriate departments for review to ensure conformity with the 

approved site plan and other County requirements. Once each department has approved 

the as built plans the Zoning Administrator may make the final inspection and issue the 

Occupancy Permit. 

 

(p) Land Clearing. 

Prior to site plan approval, no person shall undertake or carry out any such activity or use, 

including any grading, clearing and filling, excavating, or tree removal associated 

therewith for which site plan approval is first required by this Ordinance. Nor shall such 

activity commence prior to obtaining necessary soil erosion and sedimentation control 

permits, wetlands permits, or floodplains permits. Any violation of this provision is 

subject to the fines and penalties prescribed in Section 12.01 of this Ordinance for each 

day of the violation from the day of discovery of the incident until an approved restoration 
plan, or an approved site plan is granted. 

(amended October 8, 2020) 

 

Section 4.17 Landscaping, Screening, Greenbelts, Buffers, and Fencing  

The intent of this section is to promote the public's health, safety, and general welfare by: 

minimizing noise, air, and visual pollution; improving the appearance of off-street parking and 

other vehicular use areas; requiring buffering between incompatible land uses; regulating the 

appearance of property abutting public rights-of-way; protecting and preserving the appearance, 

character, and value of the community and its residential neighborhood areas; preventing soil 

erosion and soil depletion; and, promoting soil water retention.  
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(a) Application. 

These requirements shall apply to all conditional uses and uses for which site plan review 

is required under Section 4.16. No site plan shall be approved unless said site plan shows 

landscaping, greenbelts, buffers, and screening consistent with the requirements set forth 

herein. 

 

(b) Definitions 

For purposes of this section, the following definitions shall apply: 

 

(i) Berm signifies a raised form of earth to provide screening or to improve the aesthetic 

character.  

(ii)  Buffer means a strip of land, including plantings and/or structures, which may be required to 

protect or screen one type of land use from another, or to minimize or eliminate conflicts 

between them. 

(iii)  Fencing refers to a barrier constructed of materials identified in Section (xiii ) of this Section 

that conceals from view from public ways the area behind it.  

(iv) Greenbelt denotes a dedicated landscaped area.  

(v) Landscape consists of a combination of plant materials, topography, and other natural 

physical elements in relation to one another and to man-made structures.  

(vi)  Screening is a structure or planting that conceals from view from public ways the area behind 

such structure or planting. Examples of screening include a landscape buffer, solid fencing, 

or other materials as specified in Section (iv), (v), (vi) and (xi) of this Section. 

 

(c) Landscape Plan Required 

A separate detailed landscape plan having a minimum scale of 1"=100' shall be required 

to be submitted as part of a site plan review. The landscape plan shall include, but not 

necessarily be limited to, the following items:  

 

(i) Location, spacing, size, and root type (bare root, BR, or balled and burlaped, BB) and 

description for each plant type proposed for use within the required landscape area.  

(ii)  Existing and proposed contours on-site and 150 feet beyond the site at intervals not to exceed 

two (2) feet.  

(iii)  Typical straight cross-section including slope, height, and width of berms and type of ground 

cover including trees, or height and type of construction of walls or fences, including 

footings.  

(iv) Significant construction details to resolve specific site conditions, such as tree wells to 

preserve existing trees or culverts to maintain natural drainage patterns.  

(v) Planting and staking details in either text or drawing form to ensure proper installation and 

establishment of proposed plant materials.  

(vi)  Identification of existing trees and vegetative cover to be preserved.  

(vii)  Identification of grass and other ground cover and method of planting.  

(viii)  Identification of landscape maintenance program including a statement that all diseased, 

damaged, or dead materials shall be replaced in accordance with standards of this Ordinance. 
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(d) Screening Between Land Uses.  

 

(i) Upon any improvement for which a site plan is required, screening shall be constructed at 

least six (6) feet in height along all adjoining boundaries with residentially zoned or used 

property. Either a landscape buffer or solid wall may be used as provided below, or when the 

distance between structures or adjoining lots is greater than twice the minimum setbacks 

would require, a fence meeting the requirements of Section (k) may be required at the 

discretion of the Planning Commission. A landscape buffer may consist of earthen berms - 

and/or living materials so as to maintain a minimum opacity of at least eighty (80) percent. 

Opacity shall be measured by observation of any two (2) square yard area of landscape 

screen between one (1) foot above the established grade of the area to be concealed and the 

top or the highest point of the required screen. The plantings must meet this standard based 

upon reasonably anticipated growth over a period of three (3) years. The applicant shall agree 

in writing to install solid fencing after the expiration of thirty-six (36) months, in the event 

that the landscaping has not totally blocked the view of areas required to be screened. 

 

(ii)  Where there is a need to provide a greater noise or dust barrier or to screen more intense 

development, a solid wall shall be required. Such wall shall be six (6) feet or more in height 

as measured on the side of the proposed wall having the higher grade, and shall be 

constructed on both sides with face brick, poured-in-place simulated face brick, pre-cast 

brick panels having simulated face brick, stone, wood, other decorative masonry material, or 

other approved materials. 

 

(e) Parking Lot  Landscaping. 

Separate landscaped areas shall be required either within or at the perimeter of parking 

lots. There shall be one (1) tree for every eight (8) parking spaces, and a minimum 

landscaped space within any designated parking area of fifty (50) square feet. A minimum 

distance of three (3) feet shall be established between proposed tree or shrub plantings and 
the backside of the curb or edge of the pavement.  

 

(f)  Greenbelt Buffers.  

 

(i) A strip of land with a minimum width determined by the front yard setback of its zoning 

classification shall be located between the buildable area and the abutting right-of-way of a 

public street or major thoroughfare, and shall be landscaped with a minimum of one (1) tree 

which shall have a height of twelve (12) feet or a minimum caliper of 2 1/2 inches at the time 

of planting for each thirty (30) lineal feet, or major portion thereof, of frontage. The 

remainder of the greenbelt shall be landscaped in grass, ground cover, shrubs, and/or other 

natural, living, landscape material. 

 

(ii)  Access ways from public rights-of-way through required landscape strips shall be permitted, 

but such access ways shall not be subtracted from the lineal dimension used to determine the 

minimum number of trees required unless such calculation would result in a violation of the 

spacing requirement set forth in this section.  
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(g) Site Landscaping.  

 

(i) In addition to any landscape greenbelt and/or parking lot landscaping required by this 

section, ten (10) percent of the site area, excluding existing thoroughfare right-of-way, shall 

be landscaped.  

 

(ii)  Areas used for storm drainage purposes, such as unfenced drainage courses or retention areas 

in front or side yards, may be included as a portion of the required landscaped area not to 

exceed five (5) percent of the site area.  

 

(h) Minimum Size and Spacing Requirements. 

Where landscaping is required, size and spacing shall be addressed in the site plan.  

 

(i) Landscape Elements. 

The following minimum standards shall apply:  

 

(i) Quality. 

Plant material and grasses shall be of generally acceptable varieties and species, free of 

insects and diseases, hardy to Cleveland Township, conform to the current minimum 

standard of the American Association of Nurserymen, and shall have proof of any required 

governmental regulations and/or inspections. 

 

(ii)  Composition.  

A mixture of plant material, including evergreens and/or deciduous trees and shrubs, is 

recommended as a protective measure against insect and disease infestation. A limited 

mixture of hardy species is recommended rather than a large quantity of different species to 

produce a more aesthetic, cohesive design and avoid a disorderly appearing arrangement. 

 

(iii)  Berms. 

Berms shall be constructed with slopes not to exceed a 1:3 gradient with side slopes designed 

and planted to prevent erosion, and with a rounded surface a minimum of two (2) feet in 

width at the highest point of the berm, extending the length of the  berm. Berm slopes shall 

be protected with sod, seed, shrubs or other form of natural ground cover.  

  

(iv) Existing Trees.  

 

1) If existing plant material is labeled "To Remain" on site plans by the applicant or is 

required by the Township, protective techniques, such as, but not limited to, fencing 

or barriers laced at the drip-line around the perimeter of the plant material shall be 

installed during construction. No vehicle or other construction equipment shall be 

parked or stored within the drip-line of any plant material intended to be saved. Other 

protective techniques may be used provided such techniques are approved by the 

Township.  

 

2) In the event that healthy trees which are used to meet the minimum requirements of 

this Ordinance or those labeled to remain are cut down, destroyed, damaged, or 
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excavated at the drip-line, as determined by Cleveland Township, the Contractor shall 

replace them with trees which meet Ordinance requirements.  

 

(v) Installation, Maintenance, and Completion.  

All landscaping required by this Ordinance shall be planted prior to obtaining a Certificate of 

Occupancy. In cases where occupancy is necessary prior to fulfillment of the landscaping 

requirements, an irrevocable bank letter of credit and/or certified check shall be placed in 

escrow in the amount of the cost of landscaping to be released only after landscaping is 

completed. 

 

(j) Installation and Maintenance.  

 

(i) All landscaping and landscape elements shall be planted, and earth moving or grading 

performed, in a sound workmanlike manner and according to accepted good planting and 

grading procedures.  

(ii)  The owner of property required to be landscaped by this Ordinance shall maintain such 

landscaping in a reasonably healthy condition, free from refuse and debris. All unhealthy and 

dead material shall be replaced within one (1) year of damage or death or during the next 

appropriate planting period, whichever comes first. All landscaped areas shall be provided 

with a readily available and acceptable water supply. 

 

(k) Fencing and Screening.  

Unless otherwise specified or determined by the Planning Commission or Zoning Board 

of Appeals, fencing and screening is to be six (6) feet in height. Gateposts and other 

superstructures over site entrances and exits may be up to twelve (12) feet in height. 

Fencing and structured screening materials of a height greater than three (3) feet are not to 
be located within a required front setback or side setback adjacent to a street.  

 

(i) Mechanical Equipment: 

(This Section does not apply to single-family residential uses.) When located outside of a 

building, support equipment including air conditioning and heating devices, water and gas 

meters, but not including plumbing or exhaust vents, or chimneys, are to be screened to the 

height of the particular piece of equipment, as follows: 

 

1) Roof-Mounted Equipment:  

To be screened by architectural features from the view of abutting streets and parcels.  

2) Equipment at Grade: 

When located on the ground adjacent to a building, mechanical equipment is to be 

screened by landscaping, a solid wall or fencing from the view of the street or 

surrounding properties.  

 

(ii)  Outdoor Storage: 

To be screened on all sides by a solid wall or fencing.  
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(iii)  Public Utility Substations: 

To be screened on all sides by a solid wall or fencing, and landscaping.  

 

(iv) Side and Rear Lot Lines: 

The side and rear property lines of all non-residential uses are to be screened as follows:  

 

1) Adjacent to a Residential Use or Zone: 

See requirements of Section (d) above. 

2) Industrial and Commercial Zones:  

A solid wall or fencing is to be located on the side and rear property lines of any site 

within an Industrial or Commercial zone that abuts another zoning district or land use. 

 

(v) Swimming Pools:  

Yard areas with private swimming pools are to be fenced to discourage unsupervised access 

and use by small children. Such fencing is to be a minimum of four feet high, and equipped 

with a self-closing and self-latching gate. Latching devices are to be located at a minimum 

height of four feet. Such fencing may be omitted where building walls without doorways 

abut the pool area, provided that the entire perimeter of the pool area is secured.  

 

(l) Exceptions to Fencing and Screening Requirements. 

 

(i) Buildings Abutting Property Lines:  

Required screening or fencing may be omitted along any lot line where a building wall exists 

immediately abutting the lot line.  

 

(ii)  Location Adjustment:  

Where property line fencing or screening is required, the location may be adjusted so the 

fencing may be constructed at or within the setback line, provided the areas between the 

fence and the property lines are landscaped, or in rural areas, retained in their natural 

vegetative state at the discretion of the Planning Commission.  

 

(iii)  Existing Screening:  

Any fence, screen, wall or hedge which does not conform to the provisions of this section 

and which is legally existing at the effective date of this Ordinance may be continued and 

maintained, provided there is no physical change other than necessary maintenance and 

repair in such fence, screen, wall, or hedge except as permitted in other sections of this 

Ordinance. 

 

(iv) Planning Commission Modification: 

Any of the requirements of this section may be waived or modified through Site Plan 

approval, provided the Planning Commission first makes a written finding that specifically 

identified characteristics of the site or site vicinity would make required fencing or screening 

unnecessary or ineffective, or where it would impair vision at a driveway or street 

intersection. 
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(v) Zoning Board of Appeals: 

The Zoning Board of Appeals may require or waive any fencing, screening, landscaping or 

buffering as may be provided for in this section as a condition of a variance or other 

authorization in whatever manner only if necessary to achieve an  identified public 

purpose. The Zoning Board of Appeals shall record the reason for the condition and clearly 

specify what is required in any approval granted. 

 

(m) Materials for fencing and screening may consist of the following:  

 

(i) Solid board fences with wood posts not less than four inches by four inches (4" x 4") and 

solid board cover not less than one (1) inch thick. Masonry piers may be substituted for wood 

posts. Posts or piers shall be spaced not more than eight (8) feet apart on center. The finished 

side of the wood shall face abutting properties. Stockade type fencing is not permitted. 

 

(ii)  Wrought iron, open mesh or slatted fencing, provided that the ratio of one part open to six 

parts of solid fencing is not exceeded.  

 

(iii)  Masonry walls designed and constructed to facilitate maintenance and not modifying natural 

drainage in such a way as to endanger adjacent property. Such wall shall be constructed on 

both sides with face brick, poured-in-place simulated face brick, pre-cast brick panels having 

simulated face brick, stone, or other decorative masonry material.  

 

(n) Barrier fences. 

Barrier fences containing barbed wire, electric charges or sharp materials at the top of 

fence or wall less than six (6) feet in height are prohibited unless needed to protect the 

public safety and approved by the Planning Commission. 

 

(o) Fire Hazard. 

No fence shall be approved which constitutes a fire hazard either of itself or in connection 

with the existing structures in the vicinity, nor which will interfere with access by the Fire 

Department to buildings threatened by fire, or which will constitute a hazard to street 
traffic or to pedestrians. 

 

Section 4.18 Planned Unit Development (PUD)  

(a) Purpose and Scope 

The purpose and scope of this Section 4.18 is to specify the procedures required for 

application, review and approval for planned unit developments; to provide for a 

preliminary and final PUD Plan process; to provide for a preliminary and final PUD Plan 

process for each phase, in sequential order, for phased PUD developments; to specify the 

review and approving authorities of planned unit development requests; to specify the 

conditions which create planned unit development eligibility, the participants in the 

review process, and the requirements and standards upon which applications will be 

judged and approval granted; as per the defined Planned Unit Development and their 
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associated purposes stated under MCL 125.3503, Public Act 110 of 2006, Michigan 
Zoning Enabling Act. 

 

(b) Planned Unit Development Applicable Districts 

Planned Unit Developments are applicable in the following districts:  Recreational 

District.  

 

(c) Authority  

The Township Board shall have the final authority to approve, deny, or approve with 

conditions PUD applications, upon recommendation by the Planning Commission which 

shall have review and recommending authority for PUD applications. 

 

(d) Qualifying conditions 

In order to qualify for PUD consideration, the following conditions shall be met to the 
satisfaction of the Planning Commission: 

(i) Recognizable benefits: 

The PUD shall result in recognizable and substantial benefits to the ultimate users of the 

project and to the community, where such benefits would otherwise be unlikely to be 

achieved under the regulations of the underlying zoning districts. 

The following benefits shall accrue from the PUD:  

1) The maintenance of significant recreational opportunities and a high level of 

environmental quality. 

2) The long-term protection and preservation of open space, valuable natural resources, 

and wildlife habitat. 

3) The efficient use of land, arrangement of utilities, and design of traffic circulation 

systems including limitations on the number of vehicular access points along the 

existing road network, thus minimizing traffic conflicts while satisfying emergency 

needs. 

4) The siting of structures so as to preserve important visual, ecological, recreational, 

and agricultural resources. 

5) Protection and preservation of the existing natural and rural character and appearance 

of the Township, as viewed from roadways and public open spaces, through 

appropriate siting and setback of new structures along road corridors. 

The following benefits shall accrue from the PUD unless waived by the Planning 

Commission, and such waiver is subsequently upheld by the Township Board: 

6) A heightened level of residential amenities to serve residents of the PUD, such as 

playground areas, hiking trails, tennis courts and other outdoor recreational facilities. 

7) The separation of new residential development areas from active agricultural 

operations to minimize conflicts between these uses while allowing for the 

continuation of farming activities. 

8) A harmonious variety of housing types within a single development project including 

affordable housing. 
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(ii)  Site Area and Control. 

The minimum site area necessary to be considered for a PUD shall be eighty acres (80) 

unbroken by any public road or thoroughfare.  Any proposed development in excess of 80 

acres may include lands broken by public road or thoroughfare as long as such lands are 

within the same zoning district.  The proposed development shall be under single ownership 

or control such that there is a single person or entity having responsibility for completing the 

project in conformity with the Ordinance and the specifications of the PUD approval. This 

provision shall not prohibit a transfer of ownership or control, upon due notice to the 
Township Zoning Administrator. 

(iii)  Mixed use. 

The PUD shall consist of at least any two uses to qualify for consideration, and one use shall 

be an outdoor recreational use. 

(iv) Master Plan 

The PUD shall be in keeping with the Cleveland Township Master Plan. 

 

(e) Permitted Uses 

Any land use permitted by the underlying Recreational zoning district shall be permitted 

in a PUD as a principal use, provided the public health, safety and welfare are not 

impaired and the essential character of the proposed PUD meets its general intent. Uses 

permitted by the underlying district may be permitted as part of a PUD in the same 

proportions as the underlying district, though variations may be approved by the Planning 
Commission, or granted through bonuses detailed in Section 4.18, et seq. 

 

(f)  Project design standards 
PUDs shall comply with the following project design standards: 

(i) General site development requirements and variations. 

1) Base standards:  

The site development standards of the underlying district shall be the base from which 

variations will be considered. 

2) Variation allowed by the PUD:  

To encourage flexibility and creativity consistent with the PUD intent, the Planning 

Commission may vary the base standards of the underlying zoning district for any, or 

all, of the specific uses and facilities proposed to be part of the PUD. Each of these 

allowed variations shall result in a higher quality of development than would be 

possible without them. These variations will only be approved on the condition that 

recognizable and substantial benefits are recognized by the Planning Commission. 

The variations could be in lot area and dimensions, density, lot coverage, setbacks, 

parking, loading, landscaping and screening, road widths, and similar requirements. 

Uses permitted shall not be varied from the underlying district.  Density standards 

shall not be varied by more than the maximum permitted under the bonus provisions 

outlined in Section 4.18, et seq. 
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(ii)  Calculation of PUD Base Density Allowed. 

The allowable base density within a PUD shall be calculated as one (1) unit per one (1) acre 

of total site area, after deduction of the area of existing road right-of-ways and paved parking 

areas.  Within a PUD the following are defined as one unit:  

1) one single family dwelling 

2) one multiple family dwelling 

3) four motel and/or hotel unit dwellings intended for rental 

4) Each 20,000 square feet of indoor recreation use 

5) Each 2,000 square feet of floor area for any permitted use in the underlying district 

other than the four uses listed directly above.  Outdoor recreational uses as listed 

under Section 4.18, et seq. accessory buildings and structures allowed within open 

space under Section 4.18, Section et seq., and the existing airstrip surface are not 

included in the base density calculation. 

 

(iii)  Density Bonus Standards 

The following density bonuses, upon the base density calculation, shall be granted to the 

PUD if the Planning Commission finds that the density bonus standards are met, and the 

finding is subsequently approved by the Township Board.  The bonuses will accrue in the 

designated percentages only and may be cumulative. 

 

1) Preferred site development standards: a 10% increase over allowable base density 

shall be granted if the development meets all of the following design standards: 

 

a) Preservation of existing slopes and vegetation to the maximum extent practical 

b) Preservation of natural drainage patterns 

c) Clear and cohesive building design concept throughout the development 

d) Natural building façade materials (wood, stone or substitutions acceptable to the 

Township) 

e) Inclusion of recognized traffic calming measures (e.g. chicanes, chokers, 

neckdowns, raised crosswalks, etc.) 

f) Convenient pathways to facilitate pedestrian circulation 

 

2) Retention of downhill ski slopes:  a 15% increase over allowable base density shall be 

granted if the development retains a downhill ski component that provides for a range 

of downhill skiing slopes from beginner to expert experience levels.  To accrue this 

bonus, there must be a performance guarantee to provide for operational ski lifts and 

other guarantees acceptable to the Township that the slopes will operate for a 

minimum of one (1) year. 

 

3) All projects within the Scenic Viewshed Preservation Overlay District must comply 

with Section 4.27 of the Cleveland Township Zoning Ordinance. 

 

4) Village style center:  a 10% increase over allowable base density shall be granted if 

the development includes a village center that meets the following: 

a) a minimum of five (5) retail, convenience, restaurant, food service, or similar 

variety of businesses 

b) inclusion of streetscape elements (street trees, sidewalks, street lights, street 

furniture) 
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c) inclusion of an open air public (or semi-public) amenity such as public art, skating 

rink, amphitheater, or similar amenity 

d) integration of two or more uses in the village area (lodging, residences, 

commercial, recreation) 

e) no or minimal building setbacks 

f) a majority of businesses to have separate, exterior accesses 

g) human scaled buildings, doorways, and signage 

h) a pedestrian-friendly village center 

i) easy walkability from a majority of lodging units in the development 

 

(iv) Open Space Requirements 

1) Minimum area Requirements 

The minimum designated open space for a PUD in the Recreational District is 40% of 

the project site. 

2) Character of Designated Open Space: 

a) Wetlands, ponds, steep slopes, and unique environmental features may be regarded 

as open space. 

b) Golf courses, ski slopes, greenways and trailways, required buffer zone, 

snowmobile trails and other outdoor recreational land uses may be regarded as 

open space. 

c) Up to 100 square feet of accessory buildings and structures related to the 

recreational uses, per designated acre of open space, may be regarded as open 

space. 

d) Roads and road rights-of-way or road easements; airplane landing strips; required 

front, side, and rear yards of buildings; hard-surfaced recreational facilities such as 

tennis and basketball courts shall not be regarded as designated open space. 

3) Irrevocable Restrictions: The required open space shall be set aside by the 

owner/applicant by irrevocable restrictions on the future use of the designated open 

space.  Such restrictions shall include recorded deed restrictions, protective 

covenants, and/or conservation easements. (See MCL 324.2140 - 324.2143; PA 451 

of 1994 Natural Resources and Environmental Protection Act.).  At the Townshipôs 

discretion, any conservation easement may be managed by a third party. The 

irrevocable restrictions shall: 

a) Provide for the privately-owned open space to be maintained by private property 

owners with an interest in the open space, and provide for assessment of the 

private property owners by the Township for the cost of maintenance of the open 

space in the event that it is inadequately maintained or becomes a public nuisance. 

b) Provide maintenance standards and a maintenance schedule. 

 

Designated open space may, at the townshipôs sole discretion, but with the consent of the 

developer or developerôs successor, be modified or amended with approval by both the 

Planning Commission and the Township Board, keeping in mind the intent and purpose 

for irrevocable restrictions relating to open space 
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(g) Application: Preliminary PUD Plan  

(i) Optional pre-application conference. 

The applicant may request a pre-application conference with the Zoning Administrator, and a 

representative of the Planning Commission designated by the chairman, prior to submission 

of an application. The purpose of the meeting will be to inform the Zoning Administrator and 

the Planning Commission of the applicant's intent and to determine whether the minimum 

eligibility requirements for a PUD are satisfied, and to provide the potential applicant with 

information regarding land development policies, procedures, standards and requirements of 

the Township as they might bear on the proposed PUD. At the pre-application conference the 

applicant may present a general sketch plan of the proposed PUD, which provides overview 

of the proposed project. 

(ii)  Application Submittal 

An application for a PUD shall be submitted to the Zoning Administrator.  Seven (7) copies 

of the application shall be submitted.  The application shall be submitted by the owner, or the 

ownerôs authorized agent, to the Zoning Administrator who shall review the materials. The 

application is to be accompanied by payment of a non-refundable fee as established from 

time to time by resolution of the Township Board. 

(iii)  Application Contents 

Each application form shall contain, as a minimum 

1) The applicantôs name, mailing address for receipt of notices, and phone number 

2) A copy of an up to date (within 90 days of the date of application) ownerôs title policy 
or title commitment evidencing the applicant as the owner of record, and whether 

there are any options on the property, or any liens against it. 

3) A signed statement that the applicant is the owner of the property or officially acting 

on the ownerôs behalf. 

4) The name and address of the owner(s) of record if the applicant is not the owner of 

record (or firm or corporation having a legal or equitable interest in the land), and the 

signature of the owner(s). 

5) Name and address of the developer (if different from the applicant) 

6) Name and address of the engineer, architect, and/or land surveyor. 

7) Project Title 

8) The address and full legal description of the lot(s) on which the PUD is to exist, 

including property tax numbers. 

9) Listing of names and addresses of all lot owners located within three hundred (300) 

feet of the lot lines on which the proposed PUD is to exist. 

10) Development plans and mapping drawn to scale and including: 

a) Existing Conditions. 

Description of existing conditions including site topography, drainage patterns, 

unbuildable areas, floodplains, woodlands and other vegetated areas, existing land 

use and structures, existing zoning and such other information as may have a 

relationship to the subject property. The number of acres broken down into 

buildable areas, unbuildable areas (i.e. ponds, lakes, streams, wetlands and 

dunelands) and areas of public road right-of-way shall be part of the description. 

b) Proposed conditions. 
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i)  Location, number, floor area and height of any proposed residential units; 

site data, including tabulation of the total number of gross acres in the 

project, the acres to be devoted to each of the uses and open space, and any 

density calculations and an explanation of how density calculations were 

derived; location height and approximate floor area of non-residential uses; 

and approximate number of acres to be occupied by each specific use 

ii)  Approximate road and utility locations and sizes 

iii)  Generalized grading and drainage plans showing major cuts and fills and 

how and where drainage will be accommodated 

iv)  Number of acres and the location of areas to be preserved as open space 

under the requirements of Section 4.18, et seq. 

v) Description of the uses to be made of common open space and common 

facilities along with a general description of proposed maintenance and 

operation, proposed ownership and response to the requirements in Section 

4.18 Section (vi), et seq. 

vi)  Illustration of the proposed character of the development and the concepts 

and relationships of the buildings to each other, to roads, to parking and to 

common open space areas and the proposed architectural style 

vii)  Generalized landscaping plans 

viii)  Generalized plans for signage and lighting including the location, size, and 

character of signs and the type and character of lighting proposed. 

11) Clarification of administrative issues including: 

a) Any requested variations from underlying zoning district standards and the 

rationale for approval of said variations 

b) Plan for the timing and phasing of development within the PUD Plan 

c) Statement of the covenants or other restrictions proposed for the regulation and 

governance of the development within the PUD Plan 

d) Listing of other governmental approvals that are required or pending and the status 

of these approval processes 

e) Summary of the expected impacts of the PUD and the measures proposed to 

mitigate such impacts including traffic; environmental, etc. 

(iv) Waivers 

Any application requirements that are determined not applicable to a specific project, by both 

the Zoning Administrator and a member of the Planning Commission designated by the 

chairperson, may be waived. 

 

(h) Review and Approval: Preliminary PUD Plan 

(i) Transfer of Application. 

After confirming that the application is complete (and in accordance to Section 4.18 Section 

(vii), et seq.), the Zoning Administrator shall forward copies of the complete application to 
the Planning Commission for review and recommending action. 

(ii)  Public Hearing. 

After receipt of the completed application, the Planning Commission shall hold a public 



Cleveland Township - 51 -   Zoning Ordinance: December 2020 

 

hearing. Notice of the public hearing shall be given in the manner provided for in the 
Michigan Zoning Enabling Act, MCL 125.3103 of PA 110 of 2006. 

(iii)  Review Action 

The Planning Commission may require additional reviews by independent attorneys, 

consultants or engineers, to be hired by the Township and paid for by the Applicant to assess 

the likely impacts of the proposed PUD. 

 

The Planning Commission shall review the Preliminary PUD Plan application, public hearing 

comments, other professional reviews if applicable, comments from the Township Attorney 

and Zoning Administrator if applicable, and appropriate state and county agencies if 

applicable. 

1) Approval standards. 

A Preliminary PUD Plan for a proposed PUD shall not be approved unless it 
conforms with the following standards: 

a) All elements of the PUD shall be harmoniously and efficiently organized in 

relation to existing topography and the character of the adjoining property. The 

PUD shall be developed so as not to impede the normal and orderly use, 

development or improvement of surrounding property. 

b) The landscape and contours shall be generally preserved, in so far as practical. The 

PUD shall fully comply with the requirements and standards of the Leelanau 

Conservation District and the Leelanau County Drain Commission regarding 

grading, drainage, and soil erosion control (see also Section 4.18. Section (viii ), et 

seq.) 

c) The design of the PUD shall provide reasonable visual and sound privacy for all 

dwelling units surrounding the development, including appropriate perimeter 

setbacks and screening. Fences, walls, screening, green belts, buffers and 

landscaping shall be used as appropriate and shall conform to the requirements of 

Section 4.17. 

d) The configuration of buildings, driveways, and other improvements shall permit 

emergency access by some practical means. Every structure or dwelling unit shall 

have access to an approved street, walkway, or other area dedicated to common 

use. 

e) Loading docks and outside storage areas, including storage of trash, shall not be 

visible from residences or streets. 

f) Signage, lighting, and building materials shall reflect an integrated development.  

Exterior lighting shall be arranged so that it is deflected downward and away from 

adjacent properties and streets. 

g) The arrangement of public or common ways for vehicular and pedestrian 

circulation shall respect the pattern of existing or planned streets and pedestrian or 

bicycle pathways in the area. All private streets and roads shall conform to the 

requirements of Section 4.22. 

h) The proposed PUD shall present evidence of the ability to comply with all 

necessary regulations and permits from other applicable regulatory bodies to the 

satisfaction of the approving authorities. 

i) All utilities serving a PUD, including electric, telephone, and cable television lines, 

and natural gas and propane gas lines, shall be placed underground. 



Cleveland Township - 52 -   Zoning Ordinance: December 2020 

 

2) Phasing.  

Where a project is proposed for construction in phases, it shall be so designed that 

each phase, when completed, shall be capable of standing on its own in terms of the 

presence of services, facilities and open space, and shall contain the necessary 

components to insure protection of natural resources and the health, safety and 

welfare of the users of the PUD and residents of the surrounding area.  Development 

phasing may be required to ensure that substantial recreational uses are completed to 
coincide with each stage of development of non-recreational uses. 

3) Conditions.  

The Planning Commission, and Township Board, may attach conditions to the 

approval of a Preliminary PUD Plan when such conditions: 

a) Will result in the maintenance of significant recreational opportunities. 

b) Are necessary to insure that public services and facilities affected by the PUD will 

be capable of accommodating the increased service and facility loads caused by 

the PUD. 

c) Will protect the natural environment and conserve natural resources. 

d) Will ensure compatibility with the adjacent uses of land. 

e) Will promote the use of land in a socially and economically desirable manner. 

 

(iv) Recommending Action 

The Planning Commission shall make a recommendation, to approve, deny, or approve with 

conditions the Preliminary PUD Plan, to the Township Board within ninety (90) days of 

receipt of a full application. If the Planning Commission fails to take action, the application 

will be automatically referred to the Township Board for their action.  

(v) Township Board Action 

The Township Board will review the recommendation and take final action on the 

Preliminary PUD plan.  The Township Board shall approve, deny, or approve with 

conditions the Preliminary PUD Plan in accordance with Section 4.18 Section (viii ), et seq. 

 

 

(i) Final PUD plan application and review procedures. 

(i) Final PUD Plan Application Submittal 

A Final PUD Plan application must be submitted by the applicant within twenty four (24) 

months following approval of the Preliminary PUD Plan.  If no Final PUD Plan application 

is accepted within this period, approval of the Preliminary PUD Plan is automatically 

rescinded and the underlying zoning will take effect.  However, the Township Board, upon 

written agreement with the applicant, may extend the Preliminary PUD Plan for successive 

twenty four (24) month periods.  A final PUD Plan Application may be approved in phases, 

with phases in sequential order and as defined in the approved Preliminary PUD Plan, where 
each phase may be submitted and approved as a final PUD Plan for that phase. 

(ii)  Application 

A Final PUD Plan, which satisfies the application requirements of Section 4.16 (b), et seq, 
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shall be submitted to the Zoning Administrator. The application is to be accompanied by 

payment of a non-refundable fee set by the Township Board. The Zoning Administrator shall 

review the materials to determine whether they are complete. 

(iii)  Transfer to the Planning Commission 

When the application is determined to be complete, the Zoning Administrator shall forward 
the Final PUD Plan to the Planning Commission for review and action. 

(iv) Substantial Compliance 

Upon receiving the Final PUD Plan, the Planning Commission will deem whether the Final 

PUD Plan is in substantial compliance with the approved Preliminary PUD Plan. Substantial 
compliance shall mean the following: 

1) The number of residential living units has not increased from the approved amount in 

the Preliminary PUD Plan. 

2) The floor area of non-residential uses has neither been increased by more than 5% nor 

has the gross floor area of any individual building been increased by more than 10% 

from that approved in the Preliminary PUD Plan. 

3) There has been no increase in the number of stories in any building. 

4) Open space has not been decreased or altered to change its original design or intended 

use 

5) All conditions attached to the Preliminary PUD Plan by the Township Board have 

been incorporated into the Final PUD Plan. 

(v) Lack of Compliance 

If the Final PUD Plan is deemed by the Planning Commission not to be in substantial 

compliance with the Preliminary PUD Plan, the project may be resubmitted as a new 

Preliminary PUD Plan. 

(vi)  Simultaneous submittals. 

Applicants may combine the Preliminary PUD Plan and the Final PUD Plan approvals for 

review by the Planning Commission by submitting all information required for both 

simultaneously. 

(vii)  Land Division. 

The division of the land embodied in the approved Final PUD Plan shall comply with the 
requirements set forth in Section 4.15 and Section 4.19. 

(viii)  Review and Action 

The Final PUD Plan shall be reviewed and action taken by the authorized bodies following 

the procedures and approval authority for a Major Project Site Plan Review under Section 

4.16, including the provisions for operation guarantee, amendments to approved site plans 

and appeals of final site plans.  The applicant will adhere to the distribution of required 
copies of the final PUD plan as cited in Section 4.16. 

 

(j) Failure to Perform 

An approved Final PUD Plan shall become null and void if significant site development 

and/or construction of the first building has not been initiated within twenty four (24) 

months after the approval of the Final PUD Plan, and the applicant has not received a 
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written extension from the Cleveland Township Board.  If a Land Use Permit has been 

issued, the Leelanau County Building Inspector and Leelanau County Health Department 

shall be notified to withhold any permits until a new site plan is approved. 

(amended January 14, 2020) 

Section 4.19 Subdivision Control Act 

Deleted 

Section 4.20 Lake and Shoreline Usage  

At the time of enactment of this ordinance, multiple jurisdictions are in the process of developing a 

unified approach to the regulation of shoreline development. At such time as this effort produces an 

acceptable model ordinance, the Cleveland Township Planning Commission will review the 

recommendations and determine its adoption.  

 

The following ordinance is intended to regulate shoreline development in the interim.  

 

(a) Intent:  

In its deliberations and studies leading to the adoption of this section, the Township 

Planning Commission and Township Board recognized and concluded that the use of 

water resources, including the inland lakes situated in the Township, should be considered 

in a framework of long term costs and benefits to the Township, in that it is desirable to 

retain and maintain the physical, cultural and aesthetic characteristics of lakes in the 

Township. It has been recognized that, as shorelines of the lakes become further 

developed and subjected to human and mechanical influence, usage of the respective 

property must be regulated in order to preserve and protect both riparian owners as well as 

the Township and non-riparians as a whole. It is further recognized that the lack of 

regulation shall result in a nuisance condition and impairment of these important and 

irreplaceable natural resources. It shall further result in the diminution of property values 

and threaten the public health, safety and welfare of all persons making use of lakes 

within the Township and properties adjacent to the lakes in the Township. Accordingly, it 

is the intent and purpose of the Township Board to adopt reasonable regulations of land, 

ingress and egress of watercraft and human usage of these resources in the Township. 
This section applies to such development occurring after June 14, 1994. 

  

(b) Regulations:  

  

(i) Shared Frontage 

When more than one family shares lake-frontage, such common usage and/or ownership 

of the waterfront shall be governed by this Section. The provisions herein shall apply 

regardless of whether access to the waterfront is gained by easement, common or joint fee 

ownership, lease, license, site condominium unit, stock or membership in a corporation, 

or any other means. 

 

A site plan for such shared waterfront which clearly defines the area(s) shared, the 

location of the areas described below, and the legal nature of the sharing relationship, 
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shall be submitted to the Cleveland Township Planning Commission pursuant to the site 

plan review provisions of this zoning ordinance. 
 

Lots or parcels having shoreline frontage and which do not contain any dwelling units 

may be used for shared water access provided the lot or parcel has a minimum frontage on 

the water of not less than 100 feet measured at the waterôs edge, and in addition shall have 

an area of 30,000 square feet or the minimum area and dimensions required by the zoning 

district in which located, whichever is greater. 

 

For each family in excess of two having a recorded, undivided interest in waterfront 

privileges, the frontage shall be increased by 50 feet and the area increased by 10,000 

square feet. 

 

Provisions shall be made for one (1) off-street space for parking of vehicles for every 

family having waterfront usage. Depending upon the proximity of the residences having 

privileges on the waterfront, parking requirements may be modified or waived by the 

Planning Commission. 

 

If the site serves twelve (12) or more single residences, sanitary facilities must be 

included. Depending upon the proximity of the residences having privileges on the 

waterfront, sanitary facilities may be modified or waived by the Planning Commission. 

Utilizing natural vegetation, all sanitary facilities shall be screened from surrounding land 

uses, and shall be subject to all setback requirements.  

 

(c) Site Plan: 

In addition to all requirements of the Site Plan Review Section 4.16, the site plan shall 

show all docks and watercraft facilities. It shall also show the location and type of any 

picnic, playground, sports facilities, parking facilities and all sanitary facilities to be 

installed on the site. The Planning Commission shall recommend to the Township Board, 

to approve, disapprove or approve with conditions the site plan based on the following 

criteria:  

 

(i) The extent of contemplated injury or nuisance (including noise) to owners of riparian, 

adjacent and nearby lands.  

(ii)  The impact upon the public's enjoyment of the navigable waters. 

(iii)  The effects on the navigable waters of compounding (by precedent) the impact of the 

proposed waterfront uses by approval of subsequent development of similar nature. 

 

The applicant shall provide one original copy of the site plan that is in a form and size 

suitable for recording with the Leelanau County Register of Deeds Office, along with a 

check for the recording fee. The secretary of the Planning Commission will record the site 
plan upon approval thereof, by the Township Board. 

 

Section 4.21 Wireless Communications Overlay  
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Purpose and Intent:   It is the expressed purpose of this ordinance to minimize the visual and 

environmental impacts of the wireless communication service facilities. The purpose and intent of 

this section is to further the conservation and preservation of the Townshipôs natural and 

undeveloped areas and preservation of scenic resources, and to minimize adverse impacts on 

neighbors and property owners nearby such facilities. This section of the Zoning Ordinance shall 

not apply to communications towers which are installed for the personal use and enjoyment of 

individual residents, and which do not exceed fifty (50) feet in height. 

 

Creating an overlay zone allows the Township to limit such tower facilities to only those specific 

locations in the Township which are most likely to provide the best coverage with the smallest 

tower structure necessary. 

 

Further, the purpose is to: 

- Accommodate the desire of residents, travelers and businesses to have high quality 

telecommunications technology without endangering health, safety, and welfare. 

- Minimize adverse effects of towers through the development of careful design and setting. 

- Avoid potential damage to adjacent properties from tower failure. 

 

(a) Definitions: 

 

(i) Antenna: That portion of any equipment used to radiate or receive radiofrequency energy for 

transmitting or receiving radio or television waves. 

(ii)  Carrier: A company that provides wireless communication service. 

(iii)  Co-Location: The use of a single mount on the ground by more than one carrier. 

(iv) Elevation: The measurement of height above sea level. 

(v) Guyed Tower: A monopole or lattice tower that is tied to the ground or other surface by 

diagonal cables. 

(vi)  Monopole: The type of mount that is self-supporting with a single shaft of wood, steel or 

concrete and a platform for panel antennas arrayed at the top. 

(vii)  Personal Wireless Service Facility: Facility for the provisions of wireless communications 

service, as defined by the Telecommunications Act. 

(viii)  Personal Wireless Services: The three (3) types of services regulated by this ordinance as 

sighted in the Telecommunications Act of 1966. 

(ix) Tower: Any pole, spire, structure, or combination thereof, including supporting lines, cables, 

wire, braces, and mast, intended primarily for the purpose of mounting an antenna, or to 

serve as an antenna. 

 

(b) Required Permits: 

Any construction of a communications tower under this section shall require review and 

approval under conditions specified in this section and shall be treated as a major project 

under the general provisions of Section 4.16 Site Plan Review. Any other permits required 

by state or federal statutes must be obtained by the applicant and the applicant must abide 
by all such regulations found in state or federal statutes. 
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(c) Modifications:  

No modification or waiver of any requirements of this ordinance shall be granted by 

Cleveland Township unless the applicant demonstrates that it is required by federal law. 

 

(d) Term of Permit Revocation after Abandonment or Discontinuation of Use: 

 

(i) A permit issued by Cleveland Township for construction of a wireless communication 

service facility shall expire two (2) years after the effective date of the permit approval.  

 

(ii)  An applicant must complete all construction and site improvements within two (2) years, or 

must apply for a permit extension. 

 

(iii)  If unused for 180 consecutive days, the facility shall be presumed abandoned. Upon 

abandonment, the carrier shall physically remove the facility within one hundred and eighty 

(180) days from the date of abandonment. ñPhysically removeò shall include, but not be 

limited to:  

1) Removal of antennas, mount, equipment shelters and security barrier from the subject 

property. 

2) Proper disposal of waste materials from this site in accordance with local and state 

solid waste disposal regulations. 

3) Restoring the location of the personal wireless service facility to its natural condition. 

 

(iv) If a carrier fails to remove a wireless communication service facility in accordance with this 

section, Cleveland Township shall have the authority to enter the subject property and 

physically remove the facility. The Township shall provide notice by mail at the 

owner/operators last known address of its intent to remove an abandoned facility. The 

owner/operator shall have sixty (60) days to remove such facility at its own expense. The 

owner/operator will forfeit the bond posted at time of application to cover costs for the 

removal of the facility in the event that the Township must remove the facility. 

 

(v) A permit under this section shall be revoked upon a finding that: 

 

1) The applicant has failed to comply with conditions of approval. 

2) The facility has not been properly maintained. 

3) The facility is no longer in use and has not been in use for the previous one hundred 

and eighty (180) days. 

 

(e) Other Requirements: 

All ru les and regulations of the FCC and FAA must be met and complied with. 

(f)  Prohibitions:  

 

(i) No wireless communication service facility antenna shall be located on any parcel where the 

proposed antennas base is less than three hundred (300) meters and elevation above mean sea 

level as shown on the USGS and Topographic map. When a question may arise as to whether 
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this requirement is met, a survey showing the exact elevation of the natural grade of the land 

at the proposed site may be required. 

 

(ii)  No wireless communication tower shall exceed two hundred (200) feet in height nor shall it 

exceed fifty (50) feet higher in elevation above the tallest structure or tree which is no more 

than one hundred (100) feet from it, measured horizontally. 

 

(iii)  No wireless communications tower shall be located within two hundred and fifty (250) feet 

of any property line, nor within two hundred and fifty (250) feet of the nearest residence. 

 

(iv) A proposal for the new wireless communication service tower shall not be approved unless it 

can be shown by the applicant that the equipment planned for the proposed tower cannot be 

accommodated: 

 

1) on an existing tower. 

2) on a tower that has been permitted by Cleveland Township (even though not yet 

constructed.) 

 

(v) No antenna tower shall have lights, reflectors flashers, daytime strobes, steady night time red 

lights or other illuminating devices. 

 

(vi)  No advertising shall be placed on wireless communications facilities. 

 

(g) Performance Standards: 

 

(i) A tower shall be located on a parcel of land so as to have a minimal impact on adjoining 

properties and any negative impacts of the tower shall be confined as much as possible to the 

property on which the tower is located. 

 

(ii)  Roads and accessory structures. The Township shall require that all such roads and structures 

be minimally intrusive, have a minimum impact on neighboring properties and preserve to 

the greatest extent possible the natural vegetation and topography of the site. 

(h) Design Standards: 

 

(i) Screening by Vegetation:  Wireless communications service facilities shall be screened from 

public view to the greatest extent practicable by the retention of existing dense tree growth as 

a visual buffer. Additional trees and/or plant materials to be planted to provide a sufficient 

year-round visual buffer. In locations which are primarily non-forested, such screening shall 

be required. 

 

(ii)  Screening by Color:  Facilities shall be painted to blend in with the sky or clouds, or a color 

the blend in with surrounding vegetation or some combination of each. 

 

(iii)  Screening by Design:  Facilities shall be designed in such a way as to blend in with the 

background, or lessen the visual impact as viewed for the surrounding areas. Such standards 
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shall include requirements that facilities be designed and/or camouflaged to resemble trees or 

other similar landscape features. 

 

(iv) Only one (1) communication tower is permitted on a parcel of land. If a particular parcel is 

well suited for more than one communication tower, and the tower is located within two 

hundred (200) feet of the existing tower, the additional tower may be permitted. 

 

(v) All towers shall be reasonably protected against unauthorized climbing and shall be 

constructed in a manner to ensure to the extent possible the safety of residence in the 

Township. 

(i) Co-Location: 

 

(i) Carriers shall share proposed wireless communication facilities and sites where feasible and 

appropriate, thereby reducing the number of stand-alone facilities.  All applications for a 

Permit for proposed wireless communication facilities shall  demonstrate good faith efforts 

to co-locate. Such good faith effort includes: 

 

1) A survey of all existing structures that may be feasible sites for co-locating. 

2) Submitting written statements from the owners/ operators of existing towers of all 

types in the service area that the proposed wireless communication service facilities 

cannot be accommodated; and  

3) Sharing information necessary to determine if co-location is feasible under the design 

configuration most accommodating co-location. 

 

(ii)  In the event co-location is found to be not feasible, a written statement of the reasons shall be 

submitted to the Township, which may retain a technical expert to verify that co-location is 

or is not feasible. 

 

(iii)  Cleveland Township may request drawings and studies which show the ultimate appearance 

and operation of the proposed wireless communication service facilities at full build-out with 

maximum co-location. 

 

(j) Application Requirements and Permits Required for New and Modified Towers: 

In addition to the specific requirements of this section applicant shall comply with all 

application requirements as specified and be considered as major project under Section 

4.16 Site Plan Review of the Cleveland Township Zoning Ordinance. 

 

(k) Fees: 

An application fee shall be charged by Cleveland Township to process applications under 

this section and accordance with the Schedule of Fees established from time to time by 

resolution of the Cleveland Township Board. The application shall be submitted to the 

Cleveland Township Zoning Administrator with a certified check for the full amount of 

the application fee. In the event that the Township incurs additional expenses in 

processing an application, included but not limited to consultantsô fees and/or the cost of 

special meetings, the Township shall require the applicant to reimburse all costs for such 
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expenses. No permit shall be issued to an applicant until such time as all appropriate fees 
have been paid, and required bond has been posted. 

(l) In addition, the Township Board will require that a bond be posted in sufficient amount to 

cover the estimated cost of removal by the Township of any wireless communications 

service facility which may be abandoned. Such bond shall not be less than $10,000. No 

permit shall be issued to an applicant until such time as all appropriate fees have been 
paid, and required bond has been posted.  

 

Section 4.22 Private Access Roads. 

 

(a) Applicability.  

These standards shall apply to all means of access to the boundary line of a lot (whether 

platted or not and whatever called: e.g., easements, ways, private drives, common areas, 

or otherwise) ïwhich is shared by more than two (2) residential lots or sites condominium 

units or any other type of development or use of land that includes residential uses and 

provide motor vehicle access to a public road. 

 

(b) Intent and Purpose. 

(i) Emergency Access.  The purpose of these standards is related in part to the ability of 

emergency vehicles to serve residences by at least being able to reach the boundary line of 

the lot 

(ii)  Assurance of Future Maintenance.  Further, these standards are intended to establish 

appropriate provisions for financial responsibility for the maintenance and repair of private 

access roads 

(iii)  Safety.  To provide a set of guidelines and review process to provide, to the extent possible 

and practical, safe access to residential properties. 

(iv) Limitations. 

1) Any access to any buildings whether by way of driveway, two- track, or other means 

from the lot line will be the responsibility of the property owner to maintain and build 

in a fashion suitable for emergency vehicles access.  

2) The Township does not submit that the standards herein are sufficient to provide for 

safety by other vehicular, bicycle or pedestrian use.   

3) The Township is not responsible for design, construction, maintenance, repair, or 

safety of any private access road. 
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(c) Administration and Approval.  

(i) Minor Site Plan Approval Required.  For all proposed private access roads to five (5) or more 

residential lots or units minor site plan review is required, see Section 4.16.  

(ii)  Standards for Approval of Private Access Roads.  If the Planning Commission determines, 

by review of a licensed engineerôs plan provided by the applicant, that the private access road 

meets the standards, regulations and requirements of this ordinance, then the plan shall be 

approved and the private access road may be constructed, extended, improved or relocated in 

accordance with the approved plan. 

(iii)  Land Use Permits.  A Land Use Permit for a building, dwelling, driveway or easement to be 

served by a private access road shall not be issued unless the applicant provides the 

Cleveland Township Zoning Administrator with: 

1) Proof of lawful access over the private access road to the lot, parcel or building site. 

2) An approved plan for the private access road  

3) A copy of the signed and recorded road maintenance agreement or restrictive 

covenant as provided by Section 4.22(vii);  

4) A copy of the Notice of Private Access as provided under Section 4.22(vii). 

5) A driveway permit for the private access road issued by the Leelanau County Road 

Commission if required by the road commission.  

6) Leelanau County Soil Erosion, Sedimentation, and Storm Water Runoff Control 

Ordinance compliance. 

(iv) Existing Private Access Roads.  Prior to constructing, extending, improving or relocating a 

private access road, or using or extending an existing private access road to provide access to 

a lot, building, or dwelling unit, which was not existing and which was not provided access 

by the private road as of the effective date of this Ordinance, a plan for the private access 

road shall be submitted to the Planning Commission to determine compliance with the 

Standards, Regulations and Requirements of this Ordinance. 

(v) Private Access Road as Part of a Residential Development Proposal. A Private Access Road 

which is part of a Planned Unit Development, Site Condominium, Subdivision or other land 

development proposal requiring approval by the Planning Commission may be approved by 

the Planning Commission subject to the Private Access Road Standards, Regulations and 

Requirements of this Ordinance.  

(vi)  Access to Five (5) or More Residential Lots Across Other Property.  These regulations are 

applicable to all private access roads serving Five (5) or more residential lots or units, 

regardless of whether the fee or equitable owner(s) of all or part of the private access road is 

the same person(s) developing the property. 
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(d) Private Access Road Site Plan Information Requirements.  

In addition to the informational requirements for a minor site plan, the plan and 

application for a private access road shall be prepared and sealed by a registered engineer 
or surveyor and shall include the following, at a minimum: 

(i) The location, route, dimensions, design, and grade of the private access road;  

(ii)  The relation of the private access road to adjacent or intersecting public or private access 

roads;  

(iii)  Existing and proposed curb cuts;  

(iv) The lots, buildings, or dwelling units, existing and proposed, which will be provided access 

by the private access road;  

(v) The location of the public utilities within the private access road easement and within twenty 

feet (20 ft) of the easement;  

(vi)  The location of any drainage courses, lakes, streams or other natural bodies of water within 

the private access road easement and within one hundred feet (100 ft) of the easement; and  

(vii)  The private access road name(s), street name(s) and the location of the road and street signs. 

(viii)  Plan and profile drawings of the proposed private access road in detail complete enough to be 

used as construction plans.  

(ix) Proposed gradients of the road  

(x) A drainage plan submitted on a topographic map with no greater than two-foot (2 ft) contour 

intervals shall be submitted, indicating the manner in which surface drainage is to be 

disposed of including the location of the drainage facilities and structures. 

 

(e) Private Road Access Road Design Standards. 

 

(i) Grade. 

1) Maximum Grade.  The maximum grade allowed shall be eight percent (8%).   

2) Exceptions.  Grades up to twelve percent (12%) may be approved if the following 

standards are met.  

a) Twelve percent (12%) grade shall not exceed three hundred feet (300 ft) in length. 

b) Ten percent (10%) grade shall not exceed five hundred feet (500 ft) in length.  

 

3) Grade at Intersections.  The maximum grade at the stopping side of the intersection 

shall be two percent (2%).  

4) Grade of Turn-Around.  Turn-a-round areas shall have a maximum grade of four 

percent (4%).  

5) Vertical and horizontal curves shall be used at all changes in grade or direction. 

 

(ii)  Design Speed.  Sight distance and horizontal and vertical alignment shall be based on a 

minimum design speed of twenty-five miles per hour (25mph) and shall be in accordance 

with the American Association of State Highway and Transportation Officialsô (AASHTO) 

ñPolicy of Geometric Design of Highways and Streetsò, under the designation of 

ñRecreational Roadsò. 

 

(iii)  Clearing and Grubbing.   

1) All trees, stumps, brush and roots shall be removed from within the grading limits.  
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2) All graded areas shall be stabilized and may require having topsoil replaced, seeding, 

fertilizer and mulch in accordance with the Leelanau Conservation District 

recommendations. 

 

(iv) Road Sub Base.   

1) The presence of other granular material in sub-grade soil shall require under-cutting 

and full width placement of a minimum of twelve inches (12 in) of granular sub-base. 

2) The level of finished sub-grade shall be at least two and one-half feet (2-1/2 ft) above 

the water table.  

 

(v) Drainage Ditches.   

1) Ditches shall be of sufficient depth to permit placing of future connecting driveway 

entrance culverts, unless some sort of storm sewer or raised bituminous curbing is 

approved by the Leelanau County Drain Commissioner and/or the Leelanau County 

Road Commission. 

2) Side slopes shall be no steeper than one foot vertical to two feet horizontal (1 ft 

vertical to 2 ft horizontal).  

3) Where the depth of fill exceeds ten feet (10 ft), adequate guardrail protection shall be 

provided.  

4) Drainage ditches shall be constructed on each side of the roadway in cut sections and 

in fill sections when required.  

 

(vi)  Bridges.  Bridges for roadways shall be designed to not less than HS-20 AASHTO loading. 

 

(vii)  Curb and Gutter.  M.D.O.T. type B-2 concrete curb and gutter will be required at an 

intersection with a county road if the development has a total of fifteen (15) or more dwelling 

units. 

 

(viii)  Drainage. 

1) In no case shall runoff from any Private Access Road be diverted due to construction 

beyond the limits of the property onto adjacent property unless appropriate easements 

are provided.  

2) Drainage shall be designed to accommodate a twenty-five (25) year rain event. 

3) A crown of sufficient slope to ensure drainage shall be provided across the width of 

the traveled way for either gravel or bituminous surface roads.  

4) The plan shall meet the requirements of the Leelanau Conservation District and the 

Leelanau County Drain Commissionerôs Office. 

 

(ix) Vertical & Horizontal Clearance.  Overhead vertical clearance of a minimum of fourteen feet 

(14 ft) and a horizontal width of fourteen feet (14 ft) shall be maintained on any private 

access road.  

 

Figure 4.22 1   

Sample Road Profile & Vertical Clearance 
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HORIZONTAL CLEARANCE 
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(x) Dimensional Standards. 

  

Table 4.22 1   

Private Access Road Size Requirements ï All Measurements in Feet 

 
Number of 

lots/residents 
to be served 

Traveled 

Way 
Width 

Shoulder 

Width 
(each side) 

Recorded 

ROW 
Easements 

Width 

Type of 

Surface 
Required 

Type of 

Turn-a-round 

5 through 10 14 2 30 Gravel or 

better 

Minor 

Hammerhead 

11 thru 16 14 2 35 Gravel or 

better 

Major 

Hammerhead 

17 thru 49 16 3 40 Gravel or 

better 

Minor 

Cul-de-Sac 

Access to 

public road, 

or 50 or 

more lots 

22 3 50 200# / Syd. 

Bituminous 

Major 

Cul-de-Sac 

 

 

  

 

 

Figure 4.22 2  

Typical Cul-de-sac Turn-Arounds 

Minor Cul-de-sac    Major Cul-de-sac 



Cleveland Township - 66 -   Zoning Ordinance: December 2020 

 

Figure 4.22 3  

Typical Cul-de-sac Turn-Arounds 

 

Minor Hammerhead     Major Hammerhead 

 

 

(xi)  Maximum Length. 

1) Maximum distance of a private access road(s) shall be four thousand feet (4000 ft) as 

measured from a public road to the end.  

2) If the distance is greater than four thousand feet (4000 ft) or for any residential 

development creating a total of fifty (50) or more lots, one or more additional 

connections to the public road or to an adjacent private access road of similar 

specification shall be required. 

3) Road length shall not be measured along the roadway but as a straight line distance 

from the connecting road to the end of the property served (see example below). 

(xii)  Surfacing and Base Courses. 

1) Gravel Roads.  

a) A six-inch (6 in) aggregate finish course of 23A processed road gravel (MDOT 

Standard Specifications) shall be placed and compacted for gravel roads.  

b) The sub-base shall be compacted to ninety-five percent (95%) density prior to 

placement of base. 

2) Bituminous Roads.  

a) For bituminous-surfaced roads, a six inch (6in) aggregate finish course of 22A 

processed road gravel shall be placed and compacted.  

b) The bituminous aggregate pavement course shall be laid by an MDOT ï pre-qualified 

contractor. 

c) Pavement course shall be laid at a rate of at least two hundred pounds  per square yard 

(200#/SYD) of C.A.L.C. (MDOT Standard Specifications) or other approved mix, and 

may be applied in one (1) course. 

d) The sub-base shall be compacted to ninety-five percent (95%) density prior to 

placement of base.  

e) The aggregate base under bituminous shall be compacted to ninety-eight percent (98%) 

density.  
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3) Alternative Material.  All materials incorporated in the work shall meet the specifications 

called for in the approved private road site plan, or be approved by the private road 

design engineer. 

 

(xiii)  Shoulders 

1) Shoulder material shall be of a type when compacted that will not rut or displace under 

traffic. 

2) Shoulder design and ditch construction shall adequately drain water from roadway, while 

preventing erosion. 

 

(xiv)  Signs 

1) At a minimum a stop sign must be placed at the intersecting county or public roads.  

2) The applicant shall finish and erect private road name signs at all intersections within the 

subdivision and entrances thereto.  

3) Private road names must be in accordance with Leelanau County Address Ordinance, 

and submitted by the County Planning Commission & Community Development Office.  

4) For those Private Access Roads serving less than five (5) residential lots or units it is not 

necessary to submit private road names.  

 

(xv) Guardrails 

1) Guardrails shall be required at fill sections where embankment is greater then ten feet 

(10 ft) in height and the fill slope is steeper than one to three (1 to 3).  

2) The construction of one to three (1 to 3) slopes is preferred over the use of guardrails and 

is required where practicable.  

3) Where guardrail or posts are used, shoulders shall be constructed two feet (2 ft) wider 

than required under Section x above. 

 

(xvi)  Road Alignment 

1) Private Access Roads should intersect with each other or with public roads at ninety 

degrees or closely thereto and in no case less than seventy degrees.  

2) When proposed continuation of access road at an intersection is not in good alignment 

with the opposing road, it must not intersect the cross road closer than one hundred 

seventy-five feet (175 ft) from such an opposite existing road, as measured from the 

centerline of said roads. 
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Figure 4.22 4   

Continuation of Non-Conforming Private Access Road (sample) 

 

(f)  Existing Non-Conforming Private Access Roads.  

(i) Continuation of Existing Non-Conforming Roads.  An existing road used as a private access 

road at the time these Standards become effective, which does not meet all the design 

requirements specified herein, may continue to be used as is, provided said-road meets the 

standards that were in effect at the time the said road was established. 

(ii)  Extension of Non-Conforming Road. Any new residential development on a non-conforming 

private access road or any extension of an existing private access road must meet all 

standards for a new road.   

(iii)  Notice of Standards.  An existing private access road may not be accessible or serviceable by 

emergency, utility vehicles and/or their equipment, and the publication of these standards 

will be deemed notice to property owners.  

(iv) Private Road Agreement.  For private road extensions, the Township shall require that the 

private access road agreement required under Section 4.22 (g) below be created or updated to 

include the notice of standards text in Paragraph c, above. 

(g) Private Access Road Agreements. 

(i) A recorded agreement between the parties in interest in the private access road or street, or a 

restrictive covenant, shall address the following:  

1) Provisions to ensure the continued repair and maintenance of the private access road;  

2) The financing of the costs thereof by the property owner(s) benefiting from the 

private access road. 

3) The agreement shall run with the land.  

4) The agreement shall provide for access for emergency and other public vehicles and 

the installation of public utilities.  

5) The agreement shall also contain a statement that ñExcept as provided by law, no 

public funds of Cleveland Township or Leelanau County shall be used to build, repair 

or maintain the private access road.  Access to the residential lots or units within the 

described property will not be maintained by the Leelanau County Road Commission. 

(Set forth a legal description of the entire subdivision property perimeter.)  Cleveland 

Township is not responsible nor shall the Township be obligated in any manner to 

perform regular inspections of this private access road or to provide necessary 

repairs or maintenance.ò 
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(ii)  A copy of the agreement or restrictive covenant shall be provided to the Township Planning 

Commission as a condition to approval of the Plan for the Private Access Road. 

 

(The effective date of this Section is February 5
th
, 2005 as Amended October 6

th
, 2006.) 

       (amended January 14, 2020) 

Section 4.23 Wind Energy Systems 

Purpose and Intent:  This Section establishes general guidelines and standards for the siting and use 

of On Site Use Wind Energy Systems, anemometers and related devices and structures.   This 

Section is intended to further the conservation and preservation of the Townshipôs natural and 

undeveloped areas and preservation of scenic resources and to minimize adverse impacts of wind 

energy systems on neighbors and nearby property owners and to limit such systems to those 

specific locations in the Township which are most likely to provide for the needs of oneôs home, 

home business and/or farm. 

 

1. Further, the intended purpose is to 

a. Allow the use of wind energy system towers and anemometers of limited height. 

 

b. Protect residential areas from any potentially adverse visual or noise impacts of 

wind energy systems or related devices and structures. 

 

c. Provide for a land use that will provide an energy source with low associated 

environmental impacts. 

 

d. Provide for the removal of abandoned or noncompliant wind energy turbine 

generator towers, anemometer towers, and/or related devices or structures. 

 

2. Definitions: 

 

a. Anemometer: An instrument for measuring wind speed. This definition includes an 

anemograph.  

 

b. Anemometer Tower: A structure, including all accessory facilities, on which an 

anemometer is mounted.  

c. Wind Energy System: A wind energy conversion system which converts wind 

energy into electricity through the use of a wind turbine generator and includes the 

turbine, blades and tower as well as related electrical equipment.   

 

d. Wind Energy System Tower Height: The distance between the ground and the 

highest point of the wind energy system tower including the top of the blade in its 

vertical position  

 

e. On Site Use Wind Energy System: An On Site Use Wind Energy System is 

primarily intended to serve the electrical needs of the consumer at the site of the 
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wind energy system. 

 

 

3. Applicability 

 

Anemometer towers and wind energy system towers shall be permitted land uses exclusively in 

the Districts outlined in Table 4.23.1 and subject to the requirements of Sections 4.23(d) and 

4.23(e). 

 

 

Table 4.23.1 Summary of Applicability 

 

 

 

4. Requirements 

 

a. Maximum Number of Towers:  The maximum number of anemometer and wind 

energy system towers on any one parcel shall be one (1). 

 

b. Minimum Site Area: The minimum site area for an anemometer tower or wind 

energy system tower shall be as necessary to meet required setbacks and any other 

applicable standards of this Ordinance. 

 

c. Setbacks: Each proposed anemometer tower or wind energy system shall be set back 

from any adjoining site property line or road right-of-way a minimum distance of 

1.5 times the wind energy system tower height. 

 

d. Maximum Height: The maximum height of an anemometer tower or wind energy 

system tower shall be one-hundred-twenty-five (125) feet. 

 

e. Minimum Rotor Wind Vane or Blade Clearance: The lowest point of the arc created 

by rotating wind vanes or blades on a wind energy system shall be no less than 

twenty-five (25) feet or 1/3 of the tower height, whichever is greater, above the 

ground 

 

f. Maximum Noise Levels: Any proposed wind energy system shall produce sound 

levels of no more than fifty (50) decibels as measured on the dB(A) scale at the 

property lines of the site in question. A noise report must be submitted with any 

application for an anemometer tower, or wind energy system tower. 

 

g. Maximum Vibration: Any proposed wind energy system shall not produce ground 

vibrations humanly perceptible beyond the property on which it is located. 

   

 

Districts 

 

 

 

Agricultural 

District 

 

Residential 

District  

R1 

 

Residential 

District  

R2 

 

Residential  

District  

R3 

 

Business  

District 

B1 

 

Business  

District  

B2 

 

Commercial 

Resort 

District 

 

Recreational 

District 

 

Government 

 

 

Allowed 

 

Yes 

 

Yes 

 

Yes 

 

No 

      

No 

 

Yes 

 

No 

 

No 

 

No 
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h. Transmission Lines: Any on-site electrical transmission lines connecting the wind 

energy system to the public utility electricity distribution system shall be located 

underground. 

  

i. Interference with Reception: Wind energy systems shall be constructed and operated 

so that they do not interfere with television, radio, microwave or navigational 

reception of neighboring areas. 

 

j. County, State or Federal Requirements: Any proposed anemometer tower, or wind 

energy system tower shall fulfill or exceed any standards and regulations of the 

Leelanau County Inspections Department, FAA, Michigan Public Service 

Commission, National Electric Safety Code and any other agency of the State or 

Federal Government with the authority to regulate wind energy systems or other 

such structures that are in effect at the time the land use permit is approved. 

 

k. Aesthetics and Lighting: Any proposed anemometer tower or wind energy system 

tower shall fulfill the following requirements: 

 

1. Each anemometer tower, or wind energy system tower including all 

accessory structures shall maintain either a galvanized steel finish or be 

painted a neutral color so as to reduce visual obtrusiveness. 

2. Each anemometer tower, or wind energy system tower shall not be 

artificially lighted, unless required by the FAA, FCC or other governmental 

agencies 

3. Each anemometer tower or wind energy system tower may be a monopole, 

monolithic tube or lattice style construction.  

 

l. Signs: The wind energy system tower or anemometer tower owner is responsible for 

updating and maintaining a sign at least one (1) square foot and no more than two 

(2) square feet in area that shall provide the ownerôs name, address and telephone 

number for emergency calls. The sign shall have at least one half inch (1/2ò) high 

letters and be posted on the anemometer tower or wind energy system tower not 

more than eight (8) feet off the ground.  No advertising of any type shall be 

displayed at the site. 

 

m. Non-essential Services: Any anemometer tower or wind energy system permitted 

pursuant to this Section 4.23 of the Cleveland Township Zoning Ordinance shall not 

be considered as essential services, public utilities or private utilities.  

 

n. Abandoned or Unsafe Anemometer Tower or Wind Energy System:  

1. Any anemometer or wind energy system that is inoperative for a continuous 

period of three-hundred-sixty-five (365) days shall be considered abandoned. 

2. The owner of any anemometer or wind energy system that is abandoned or 

in violation of the Requirements in this Section 4.23 shall rectify the 

violation or remove the tower from the property within ninety (90) days of 

the receipt of a notice of abandonment or violation from the Cleveland 

Township Zoning Administrator. 
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3. The landowner shall restore the site to its condition prior to location of any 

anemometer or wind energy system or associated structures, related devices 

and their foundations on site and this shall be accomplished at the expense of 

the current land owner(s).   

 

5. Land Use Permit Requirements 

 

a. Standards of Approval: All wind energy systems shall comply with the following 

standards for approval: 

 

1. The use shall fulfill all requirements listed above in Section 4.23(d) 

2. There shall be a signed agreement with the Cleveland Township Board to 

ensure full conformance with the standards of this Section and to ensure 

removal of any abandoned or unsafe/dangerous anemometer or wind energy 

system signed by all owners of the system. The above provisions, covenants 

and restrictions shall be binding upon all owners of the property/system and 

all assigns and persons claiming under or through any owner or occupant.   

3. A Noise Report shall be submitted including satisfactory mitigation 

measures to assure that no nearby properties will be subjected to 

unreasonable noise impacts. 

4. Proof of application for an electrical and mechanical permit from the 

Leelanau County Inspections Department.  

5. A topographic map shall be provided by the applicant to show location and 

elevations of the site in question. 

6. If the proposed location of a system is within 500 feet of a body of water a 

soil erosion permit shall be required. 

 

 

Section 4.24 Outdoor Lighting  

A. Purpose and Intent 

To reduce nuisances to property owners, their neighbors, and the township population as a whole, 

by regulating glare, light trespass, lamp types, and lamp shielding. 

This regulation of light pollution will allow residents nighttime enjoyment of the dark sky, in all 

districts of the township. 

 

B. Applicable Fixtures 

Outdoor illuminating devices, reflective surfaces, lamps and similar devices, permanently installed 

or portable. Examples include but are not limited to; spot lights, flood lights, yard lights, sign 

illumination, etc. 

 

C. Outdoor Lighting Requirements 

1. All exterior lighting, whether building mounted, pole mounted, or other, shall be shielded, 

and in no case shall the light be permitted to extend above the 90 degree horizontal plane. 

2. No lighting shall be more than 20 feet in height. Exceptions may include lighting that may 

be required by state or federal law.   Examples: Cell tower, wind tower, etc. 
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3. All light shall be directed away from adjacent properties to avoid light trespass. 

Floodlighting is discouraged, and if used, must be shielded to prevent up lighting and 

disabling glare for drivers or pedestrians. 

 

4. These requirements apply only to new construction and new or replacement lighting 

installations, in all districts, after the effective date. 

 

5. Enforcement shall be provided as in Article XII. 

 

D. Definitions 

Glare- Direct light emitted by a light that causes reduced visibility of objects or momentary 

blindness. 

Light Pollution- General sky glow caused by the scattering of artificial light up into the 

atmosphere. 

Up Lighting- Any light source that distributes illumination above a 90 degree horizontal plane. 
 

(As amended by Ordinance 1 of 2012, Effective January 19, 2013) 
 

 

Section 4.25 Conditional Rezoning 

A.  Rezoning Requests - General. 

 

In reviewing an application for the rezoning of land, whether the application is made with or 

without an offer of conditions, factors that should be considered by the Planning Commission 

and the Township Board include, but are not limited to, the following: 

 

i. Whether the rezoning is consistent with the policies and uses proposed for that area in the 

Townshipôs Master Land Use Plan; 

 

ii. Whether all of the uses allowed under the proposed rezoning would be compatible with 

other zones and uses in the surrounding area; 

 

iii. Whether any public services and facilities would be significantly adversely impacted by 

a development or use allowed under the requested rezoning; and 
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iv. Whether all of the uses allowed under the proposed rezoning would be equally or better 

suited to the area than uses allowed under the current zoning of the land. 

 

B. Conditional Rezoning. 

 

1. Intent.  

 

It is recognized that there are certain instances where it would be in the best interests of the 

Township, as well as advantageous to property owners seeking a change in zoning boundaries, 

if certain conditions could be proposed by property owners as part of a request for a rezoning. It 

is the intent of this Section to provide a process consistent with the provisions of Section 405 of 

the MZEA (MCL 125.3405), by which an owner seeking a rezoning may voluntarily propose 

conditions regarding the use and/or development of land as part of the rezoning request. 

 

2. Application and Offer of Conditions. 

 

a. An owner of land may voluntarily offer in writing conditions relating to the use and/or 

development of land for which a rezoning is requested. This offer may be made either at the 

time the application for rezoning is filed or may be made at a later time during the rezoning 

process.  

 

b. The required application and process for considering a rezoning request with conditions shall 

be the same as that for considering rezoning requests made without any offer of conditions, 

except as modified by the requirements of this Section. 

 

c. The ownerôs offer of conditions may not purport to authorize uses or developments not 

permitted in the requested new zoning district.  

 

d. Any use or development proposed as part of an offer of conditions that would require a 

special land use permit under the terms of this Ordinance may only be commenced if a special 

land use permit for such use or development is ultimately granted in accordance with the 

provisions of this Ordinance. 

 

e. Any use or development proposed as part of an offer of conditions that would require a 

variance under the terms of this Ordinance may only be commenced if a variance for such use 

or development is ultimately granted by the Zoning Board of Appeals in accordance with the 

provisions of this Ordinance.  

 

f. Any use or development proposed as part of an offer of conditions that would require site 

plan approval under the terms of this Ordinance may only be commenced if site plan approval 

for such use or development is ultimately granted in accordance with the provisions of this 
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Ordinance.  

 

g. The offer of conditions may be amended during the process of rezoning consideration 

provided that any amended or additional conditions are entered voluntarily by the owner. An 

owner may withdraw all or part of its offer of conditions any time prior to final rezoning action 

of the Township Board provided that, if such withdrawal occurs subsequent to the Planning 

Commissionôs public hearing on the original rezoning request, then the rezoning application 

shall be referred to the Planning Commission for a new public hearing with appropriate notice 

and a new recommendation. 

 

3. Planning Commission Review.  

 

The Planning Commission, after public hearing and consideration of the factors for rezoning set 

forth in sub-section B above, may recommend approval, approval with recommended changes 

or denial of the rezoning; provided, however, that any recommended changes to the offer of 

conditions are acceptable to and thereafter offered by the owner. 

 

4. Township Board Review.  

 

After receipt of the Planning Commissionôs recommendation, the Township Board shall 

deliberate upon the requested rezoning and may approve or deny the conditional rezoning 

request. The Township Board's deliberations shall include, but not be limited to, a consideration 

of the factors for rezoning set forth in sub-section B, above. If the Township Board considers 

amendments to the proposed conditional rezoning advisable and if such contemplated 

amendments to the offer of conditions are acceptable to and thereafter offered by the owner, 

then the Township Board may, in accordance with Section 401 of the MZEA (MCL 125.3401), 

refer such amendments to the Planning Commission for a report thereon within a time specified 

by the Township Board and proceed thereafter in accordance with said statute to deny or 

approve the conditional rezoning with or without amendments. 

 

5. Approval. 

 

a. If the Township Board finds the rezoning request and offer of conditions acceptable, the 

offered conditions shall be incorporated into a formal written Statement of Conditions 

acceptable to the owner and conforming in form to the provisions of this Section. The 

Statement of Conditions shall be incorporated by attachment or otherwise as an inseparable part 

of the ordinance adopted by the Township Board to accomplish the requested rezoning. 

 

b. The Statement of Conditions shall: 

 

1) Be in a form recordable with the Register of Deeds of the County in which the subject 
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land is located or, in the alternative, be accompanied by a recordable Affidavit or 

Memorandum prepared and signed by the owner giving notice of the Statement of 

Conditions in a manner acceptable to the Township Board.  

 

2) Contain a legal description of the land to which it pertains. 

 

3) Contain a statement acknowledging that the Statement of Conditions runs with the land 

and is binding upon successor owners of the land.  

 

4) Incorporate by attachment or reference any diagram, plans or other documents submitted 

or approved by the owner that are necessary to illustrate the implementation of the 

Statement of Conditions. If any such documents are incorporated by reference, the reference 

shall specify where the document may be examined. 

 

5)  Contain a statement acknowledging that the Statement of Conditions or an Affidavit or 

Memorandum giving notice thereof may be recorded by the Township with the Register of 

Deeds of the County in which the land referenced in the Statement of Conditions is located.  

 

6) Contain the notarized signatures of all of the owners of the subject land preceded by a 

statement attesting to the fact that they voluntarily offer and consent to the provisions 

contained within the Statement of Conditions. 

 

 

c. Upon the rezoning taking effect, the Zoning Map shall be amended to reflect the new zoning 

classification along with a designation that the land was rezoned with a Statement of 

Conditions. The Township Clerk shall maintain a listing of all lands rezoned with a Statement 

of Conditions. 

 

d. The approved Statement of Conditions or an Affidavit or Memorandum giving notice thereof 

shall be filed by the Township with the Register of Deeds of the County in which the land is 

located.  

 

e. Upon the rezoning taking effect, the use of the land so rezoned shall conform thereafter to all 

of the requirements regulating use and development within the new zoning district as modified 

by any more restrictive provisions contained in the Statement of Conditions. 

 

6. Compliance with Conditions. 

 

a. Any person who establishes a development or commences a use upon land that has been 

rezoned with conditions shall continuously operate and maintain the development or use in 

compliance with all of the conditions set forth in the Statement of Conditions. Any failure to 
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comply with a condition contained within the Statement of Conditions shall constitute a 

violation of this Zoning Ordinance and be punishable accordingly. Additionally, any such 

violation shall be deemed a nuisance per se and subject to judicial abatement as provided by 

law. 

 

b. No permit or approval shall be granted under this Ordinance for any use or development that 

is contrary to an applicable Statement of Conditions. 

 

7. Time Period for Establishing Development or Use.  

 

Unless another time period is specified in the Ordinance rezoning the subject land, the 

approved development and/or use of the land pursuant to building and other required permits 

must be commenced upon the land within 18 months after the rezoning took effect and 

thereafter proceed diligently to completion. This time limitation may upon written request be 

extended by the Township Board if (1) it is demonstrated to the Township Board's reasonable 

satisfaction that there is a strong likelihood that the development and/or use will commence 

within the period of extension and proceed diligently thereafter to completion and (2) the 

Township Board finds that there has not been a change in circumstances that would render the 

current zoning with Statement of Conditions incompatible with other zones and uses in the 

surrounding area or otherwise inconsistent with sound zoning policy. 

 

8. Reversion of Zoning.  

 

If approved development and/or use of the rezoned land does not occur within the time frame 

specified under Section (7) above, then the land shall revert to its former zoning classification 

as set forth in MCL 125.3405. The reversion process shall be initiated by the Township Board 

requesting that the Planning Commission proceed with consideration of rezoning of the land to 

its former zoning classification. The procedure for considering and making this reversionary 

rezoning shall thereafter be the same as applies to all other rezoning requests.  

 

9. Subsequent Rezoning of Land.  

 

When land that is rezoned with a Statement of Conditions is thereafter rezoned to a different 

zoning classification or to the same zoning classification but with a different or no Statement of 

Conditions, whether as a result of a reversion of zoning pursuant to Section (8) above or 

otherwise, the Statement of Conditions imposed under the former zoning classification shall 

cease to be in effect. Upon the owner's written request, the Township Clerk shall record with 

the Register of Deeds of the County in which the land is located a notice that the Statement of 

Conditions is no longer in effect. 

 

10. Amendment of Conditions.  
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a. During the time period for commencement of an approved development or use specified 

pursuant to Section (9) above or during any extension thereof granted by the Township Board, 

the Township shall not add to or alter the conditions in the Statement of Conditions.  

 

b. The Statement of Conditions may be amended thereafter in the same manner as was 

prescribed for the original rezoning and Statement of Conditions. 

 

11. Township Right to Rezone.  

 

Nothing in the Statement of Conditions nor in the provisions of this Section shall be deemed to 

prohibit the Township from rezoning all or any portion of land that is subject to a Statement of 

Conditions to another zoning classification. Any rezoning shall be conducted in compliance 

with this Ordinance and the MZEA (MCL 125.3101, et seq.) 

 

12. Failure to Offer Conditions.  

 

The Township shall not require an owner to offer conditions as a requirement for rezoning. The 

lack of an offer of conditions shall not affect an ownerôs rights under this Ordinance. 

 

 

(As amended by Ordinance #1 of 2014, Effective Date November 22, 2013) 

 

Section 4.26 Scenic Viewshed Preservation Overlay District 

Purpose 

The purpose of the Scenic Viewshed Preservation Overlay District is identify the 

Township's scenic viewsheds and to establish an overlay district to protect the 

aesthetic quality, hillside terrain stability, and environment of the township's 

ridgelines and natural features. 

 

Definitions 

The following definitions apply for the purposes of this section. 

1. Dominant Ridgeline: The line of maximum elevation that connects the crests 

along the range of hillsides within the overlay district. 

 
2. Scenicview Shed: a hillside and ridgelines, including vegetation, of a hill  or 

hills, and the ridgeline which background is open sky as seen from a public 

vantage point, with a slope of 10% or greater and an elevation above six 

hundred fifty feet (650') MSL (mean sea level) as defined by the USGS 

Quadrangle map. 

 

3. Dominant Feature: Most visibly prominent element. 



Cleveland Township - 79 -   Zoning Ordinance: December 2020 

 

 

4. Primary Ridgeline Element: The prominently visible features silhouetted 
against the sky. 

 

5. Downgrade: Elevation below the dominant ridgeline. 

 

6. Landform: A natural feature of the earth's surface. 

 

7. Public Vantage Point: Public vantage points include county and state roads 

and public lakes. 

 

8. Natural  Grade: Surface of the ground prior to development. 

 

9. Treed: Covered with trees; wooded area. 

 

Applicability  

Township hillsides within the overlay district are subject to this ordinance. 

 

1. On scenic viewsheds that are treed, those trees that form frontage to public 

vantage points and a background for the roofline of a structure must be 

preserved. No clear­ cutting, except for the footprint area of approved 

development plus a 10' construction perimeter and the access side of the 

development with an area sufficient to allow for the maneuvering of 

construction equipment. A greater area may be cleared for agricultural 

purposes as permitted by the Right To Farm Act (PA 93 of 1981) while 

preserving the frontage trees as viewed from public vantage points. Public 

vantage points include county and state roads and public lakes. A map of 

these viewsheds is provided at Figure 4.27. 

 

2. Structures shall be placed downgrade of the dominant ridgeline, unless said 

structures are screened with background and / or lateral plantings so as not to 

be the primary ridgeline element viewed from public vantage points. Planned 

or existing screening vegetation shall be clearly indicated on the site plan 

submitted for a land use permit. At a minimum, trees to be planted for 

screening purposes must be 5 to 7 feet in height for conifers and 2" caliper 

DBH (diameter at breast height - approximately four feet above grade) for 

deciduous trees. All plantings must be species native to the Great Lakes 

region. 

 

3. Hillside grading is to be minimal to retain the existing landform. The natural 

grade is to be used in terrain - adaptive construction that steps with the 

landform and reduces the need for significant earth moving and retaining 

walls. Terrace or step-type building pads that substantially alter the natural 

contour of the hill  side are prohibited. 
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4. Trees shall remain the dominant feature of the viewshed (hillsides and 

ridgelines) after the placement of the structure. The structure shall naturally 

blend into the viewshed landscape with foundations, rooflines, building 

materials and exterior colors fitting the natural landscape. Structure placement 

will not result in building, roof, or appurtenant structure to visually exceed the 

height of the ridgeline when viewed from a public vantage point. 

 

 

5. Where public views will  be unavoidably affected by a structure, building height 

shall not exceed thirty-five (35) feet above grade. An exception is made for 

communication towers, Section 4.20 of the ordinance. 

 

6. Impervious surfaces shall not exceed 25% of the lot. All water runoff from 

impervious surfaces shall be retained on site, and if necessary, shall be 

diverted to infiltration basins covered by natural vegetation. 

 

7. A Site Plan Review shall be required for any development within the Scenic 

Viewshed Overlay District. Application must follow Section 4.16, 

addressing all applicable submittal items and following prescribed 

procedures. 
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Figure 4.26 

Viewshed Map 

 

  


